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INTRODUCTION
The primary purpose of this project is to examine the most current Qualified Allocation Plans (QAPs) across
the United States in order to identify innovations in the use of Low-Income Housing Tax Credits (LIHTCs) to
create housing for people with extremely low incomes (less than 30 percent of Area Median Income), with
particular emphasis on housing for people with disabilities. The secondary purpose of this project is to
recommend policies that could support the continued inclusion of targeting requirements in North Carolina
Housing Finance Agency's Qualified Allocation Plans.
North Carolina Department of Health and Human Services (NC DHHS) and NC Housing Finance Agency
(NCHFA) have partnered to require the inclusion of targeted housing for people with disabilities in all new
LIHTC developments, and in 2004, they pledged to provide rental assistance for the targeted units that were
awarded tax credits in that funding cycle. In order to learn about innovative ways to target units for so-called
special populations and for people with extremely low incomes, as well as to find ways to fund rental assistance,
NC DHHS contracted with Tara Peele to conduct research of all other states' QAPs and identify relevant
policies.
Aside from the analysis of current innovative efforts to provide housing for people with extremely low
incomes, this project provides a stand-alone document that profiles each state's QAP policies on deep income
and special populations targeting, as well as incentives used to increase housing accessibility for people with
mobility impairments and strategies to fund rental assistance.
Both documents are useful to NC DHHS' efforts to work through NCHFA's tax credit allocation process to
increase the supply of affordable housing for people with disabilities and people who are homeless; NC DHHS
can use the information on innovations across the country to suggest policies that will address tax credit housing
developers' concerns about the required targeting of units in tax credit housing. Specifically, information on
what other states are doing to provide developer incentives and fund rental assistance is useful, as well as
information on population-neutral targeting (i.e., using wider targeting language 'people with disabilities' rather
than the more narrow and specific targeting of people with developmental or physical disabilities).
1
HOUSING NEEDS OF PEOPLE WITH EXTREMELY LOW INCOMES
One cannot avoid the topic of affordability when considering the housing needs ofpeople with disabilities,
because they are overwhelmingly the citizens with the lowest incomes around the state. The tenn 'extremely
low-income' (ELI) is used to describe households that earn less than 30% ofArea Median Income (AMI), a
designation that necessarily captures people with disabilities with Supplemental Security Income (SSI) as the
only source of income. In order for households at 30% AMI (earning $16,421) to afford a one-bedroom unit
ofhousing, the rent for that unit must be $411 per month. A person with disabilities with SSI as the sole
source of income only earns $579 per month, l and is discouraged by the Social Security Administration from
supplementing that income. While the state's 2004 median family income is $53,735, a person with a disability
whose only source of income is SSI earns only 13% of the state median. For the Raleigh-Durham-Chapel Hill
Metropolitan Statistical Area (MSA), where the 2004 AMI is $71,300 for a family of four, the same size
household headed by a person with disabilities with SSI as the only source of income earns only 10% of median.2
The market cannot meet the housing needs of people with disabilities without intervention, because the
cost to operate a unit affordable to a person with SSI only is greater than the rent that can be charged.
Unfortunately, people with disabilities have compound problems: the lack extremely affordable housing, the
need to access to services to assist with independent living and the stigma that exists when landlords see or learn
that the person applying for tenancy has a disability. Players in the housing industry are unfamiliar with the
disability service system and the people they serve. Many have outdated perceptions about the needs and abilities
of people with disabilities to live independently and successfully in the community. Too often people with
disabilities cannot access housing because they do not meet standard income, criminal, credit and/or rental
history screening criteria. Housing providers hide behind the "treat everyone the same" doctrine of Fair Housing
law without adequate understanding of how these laws apply to persons with disabilities or their responsibilities
under the Reasonable Accommodations mandate.
1 www.ssa.gov/OACT/COLA/SSlamts.html
2 HUD publishes income data yearly. 2004 limits found at www.buduser.org/datasets/il/ilO4/index.html
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There is a well-documented shortage of housing units affordable to people with disabilities in North Carolina.3
The Fair Market Rents (FMR) for North Carolina, one MSA and one rural county with a high poverty rate and a
relatively median income:
Table 1: 2004 Fair Market Rents (FMR) by Number of Bedrooms
Geo2raphical~ea 0 1 2 3 4
North Carolina $485 $546 $623 $813 $905
Raleigh-Durham-Chapel Hill $574 $701 $779 $995 $1,076
Bladen County $256 $311 $394 $574 $620
Source: www.huduser.org/datasets/fmr.html
A unit is considered affordable if it only costs 30% of the household's income. In North Carolina, "an SSI
recipient (receiving $579 monthly) can afford monthly rent of no more than $169, while the FMR for a one-
bedroom unit is $546.,,4 This represents a change from 2000, when SSI income was $513 and the FMR for a
one-bedroom unit was $447. In 2000, an SSI recipient could only afford a monthly rent of$154. While the SSI
amount increased 13% from 2000 to 2004, the FMR for a one-bedroom unit increased 22.5%.
Over the same period, funding for the only source of person-based rental assistance available to people with
disabilities-the Section 8 Housing Choice Voucher program-has been held constant, not growing with need.
From 2001-2004, budget authority for public housing and Section 8, including renewals, grew from
approximately $20.2 billion to $22.87 billion,S but the growth did not produce new units-rather, it was used to
renew or extend existing subsidy contracts. Spending on the Section 811 program, the only federal housing
program that provides place-based housing specifically for people with disabilities, is threatened with elimination
in the 2006 federal budget proposal. The National Low-Income Housing Coalition's 2004 report,6 "Changing
Budget Priorities: The Federal Budget and Housing Assistance 1976-2005" states:
3 Start with Crossfield, E. and Russo, A. 2005. NC Housing Market Analysis and Needs Assessment: Draft for Public Comment.
Online at www.nchfa.com/Foans/index.a§px.
4 National Low-Income Housing Coalition's (2004) Out of Reach report, found atwww.nlihc.org
S www.wbitehouse.goy/omb/buc.lget/fyZ005/db.html
6 http://www.nlihc.org/pubs!<;p04/ChangingPriorities.pdf
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Spending on public housing, vouchers and project-based housing increased into the mid-1990s,
representing the fruition of long-term obligations entered into as budget authority in earlier decades.
But there was a drop in outlays from 1996 though 2002 and only modest increases in 2003 and 2004.
This year, for the first time since tenant-based rental assistance programs were enacted in 1974,
families now receiving vouchers are losing them or having their rental payments increased because
of a shortfall in HUD funding.
Coupled with diminishing federal housing assistance is an expected growth in need for ELI units in North
Carolina, attributable to the mental health reform movement. The US Supreme Court's 1999 Olmstead decision
"held that unjustified institutionalization of...individuals with mental disabilities constituted discrimination by
[Georgia] in violation of the Americans with Disabilities Act (ADA)." This decision supports the Americans
with Disabilities Act (ADA) in that it asserts that people with disabilities "should receive services in the least
restrictive environment appropriate to their needs."7 Many states, including North Carolina, are in the process
of implementing a plan to identify currendy institutionalized individuals who are interested in accessing
supportive housing within the community. NC Department of Health and Human Services (NC DHHS), the
largest state provider of human services, has found that one of the main barriers to this plan is the lack of
housing affordability.
7 http://www.dhhs.state.nc.us/docs/olmstead-chapl.htm
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NORTH CAROLINA'S QUALIFIED ALLOCATION PLAN
In an attempt to mitigate the problem of the lack of housing available to persons with disabilities, a barrier to
implementation of the Olmstead decision, NC DHHS partnered with NC Housing Finance Agency (NCHFA) in
2002 to award 20 bonus points to applications for low-income housing tax credits (LIHTC) that included 10
percent of their multi-family units at rents affordable to people with SSI as the only source of income.
Specifically, both the 2002 and 2003 Qualified Allocation Plans (QAPs) offered the bonus points for
developers who maintained the greater of 5 units or 10 percent of total units at total housing costs (rent +
utilities) less than 40 percent of an SSI recipient's monthly income.
Developers who opted to 'target' units for bonus points were required to partner with a local lead agency to
refer residents with disabilities to live in the units and provide optional follow-up services as needed. Developers
also had to prepare a targeting plan that demonstrated the need for the units, the existing supply affordable to
people with disabilities and the experience of the local lead agency in providing services. Finally, developers had
to have a plan in place to assure that the targeted units would remain affordable for the life of the project,
through an internal rent subsidy, project-based assistance (PBA) via Section 8 or cross-subsidizing the targeted
units with other, higher-rent units in the complex. The 2002 and 2003 LIHTC application process resulted in
the funding of a combined 231 targeted units across North Carolina.
Many states' housing finance agencies now offer bonus points for including varying percentages of so-called
special needs units in tax credit developments, as well as points for providing deeply skewed rents for people
earning less than 30 percent AMI. In 2004, North Carolina became the only state in the country to require
developers of multi-family tax credit housing in metro areas to include 10 percent of their units at rents
affordable (defined as 30-40 percent of their household income) to people with disabilities. Multi-family and
elderly housing, both new construction and rehabilitation projects, had to meet the 10 percent targeting
threshold, resulting in 254 targeted units funded in 2004.
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Targeted units must be available in all unit sizes. In order for a unit to be affordable to a person earning SSI,
the following rents were approved for an 80-unit development that was awarded tax credits in 2004:
Table 2: Carlton Place Rents and Income Targets8
Unit Income level #of Rent Rent + % ofSSI-only % of SSI + TANF % Min. Wage
Type Units Utilities income ($579) income ($815;$851) income ($824)
lBR SSIonly 5 106 166 30% N/A 20%
2BR SSI + TANF 2 158 240 N/A 30% 29%
3BR SSI + TANF 1 162 258 N/A 30% 30%
*TANF monthly benefits for 1 child =$236 and for 2 children =$272. These sums were added to 2003 SSI benefits of$552/month
to determine rents for the 2- and 3-bedroom 30% SSI + TANF units. This is based on expectations that the 2-bedroom will
accommodate parent(s) and 1 child and the 3-bedroom will accommodate parent(s) and 2 children.
Carlton Place is actually at an advantage compared to other tax credit deals because it is relatively large, and
includes the maximum allowable number of market rate units ...an unusual choice for a tax credit developer in
North Carolina.9 The higher rents can therefore offset the costs of keeping rents in eight targeted units lower
than the actual operating costs to maintain them. Carlton Place is also unusual in that its developer is a non-
profit organization-giving the developer access to certain additional funding sources and debt service terms
that are unavailable to for-profit developers. to
8 Peele, T. (2004). Carlton Place 2004 Targeting Plan. Prepared for DillC, Inc.
9 In NC in 2004, only 5 tax credit applications included market rate units. Only 2 of those were awarded tax credits.
10 Carlton Place is funded by Affordable Housing Program and Neighborhood Reinvestment Corporation subsidies and grants, in
addition to City of Raleigh and Wake County assistance. See Appendix I for financing terms.
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SCOPE OF THE PROBLEM
While NC DHHS and NCHFA believe using LIHTCs to create housing for people with incomes as low as
SSI-thereby avoiding reliance on tenuous Section 8 and 811 resources-is an innovative way to harness this
popular resource, a problem lies in determining how to finance the targeted units so that total housing costs will
be kept low. Of the 45 developments awarded tax credits in NC in 2004, only 12 contained more than 60 units,
and the average size of a winning development was 54 units11. Because developers had expressed concern about
subsidizing these units, NCHFA and NC DHHS funded a rental subsidy demonstration program that will be
offered to targeted units produced through the 2004 funding process. The targeting requirement remained in the
2005 QAP,12 however, there is not a permanent source of funding in place for the rental subsidy program to
ensure the long-term affordability of these units.
Tax credit projects must already either include 1) 20% of units affordable for people with incomes of less than
50% AMI, or 2) 40% of units for households earning less than 60% AMI, and the rents must be set at 30% of
the household income for the targeted income range. Therefore, including rents as deeply skewed as $106 does
not help cover the operating costs of a project that already has rents lower than those in the regular rental
market.
In addition to subsidizing extremely low rents, developers who are not experienced in services provision or
coordination are concerned that they will have to become services providers to serve residents in targeted units
because they do not know if the local lead agencies will hold up their part of the partnership. This is a fear that
can be addressed by educating developers about the existing services system for people with disabilities, but
there still may be additional costs associated with providing services that have to be covered in each site's budget
(and which cannot be covered via rent, since the services must be optional). ''The cost of supportive services
cannot be included as part of the total development cost. The cost of building the facilities where services will be
11 Source: http://www.nchfa.com/Rental/RDdeyportfolio.a§px (click on 2004 Funded Projects)
12 NC's 2000-2005 QAPs can be found at www.nchfa.com/Rental/index.aspx
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provided cannot be included in the basis for LIHTC, nor can LIHTC proceeds (other than the developer's fee)
be used to finance the provision of supportive services.,,13
Both for-profit and non-profit developers have been vocal with their concerns about financing the targeted
units required by NCHFA. Their valid concern is that it is unethical to cross-subsidize ELI units by raising rents
in units for people who also have low incomes. Without a long-term or permanent plan in place to help
subsidize these units, it may become difficult for NCHFA to maintain this requirement in future QAPs.
13 Source: NY State Division of Housing and Community Renewal at www.dhcr.state.ny.us/ocd/pubs/html/litc6.htm
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KEY PLAYERS AND THEIR INTERESTS
Before examining the policies other states use to target LIHTCs to people with disabilities (and/or extremely
low incomes) and developing policy recommendations that will ensure the sustainability of North Carolina
Housing Finance Agency's targeting requirement, it will be useful to take a closer look at the interests of the key
players in North Carolina. This will allow for greater understanding of who the policy recommendations will
impact and how in a later section.
Persons with Disabilities - Their interest is finding safe and decent housing that is affordable to them.
According to State Plan 2004: A Blue Print for Change, in NC there are approximately:
• 99,000 adults' with severe and persistent mental illness
• 130,810 people with developmental disabilities
• 784,000 are in need of substance abuse services - of these, 2,600 are homeless, 2,700 are psychiatric patients
and 9,700 are imprisoned
• 16,894 known cases of people living with HIV/ AIDS
The populations with disabilities mentioned above face substantial difficulties that may interfere with their
ability to maintain employment. For example, in a recent survey of the population in the state living HIV/ AIDS,
the median income of the more than 600 respondents was the same amount as 2003 SSI - $552. The median
percentage of their income that respondents spent on housing costs was 53 percent (in other words, half paid
more than 53 percent, half paid less).14
For-Profit Developers - For-profit developers are most often only involved in tax credit-financed affordable
housing or market rate housing development, and they do intend to make a profit, so the lower the rents or sales
price (i.e., the lower the household's income), the less profit they make. Without access to the special funding
sources or debt service terms available to non-profits for finance layering in tax credit deals, for-profit
developers are concerned that:
14 AIDS Housing of Washington. 2004. "North Carolina HIV/ AIDS Housing Plan." Seattle, WA.
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1) they are less able to keep the targeted units' rents low while maintaining the fiscal health of the project
and
2) non-profit developers are at an advantage in the tax credit application process.
The option to subsidize the units with Section 8 Project-Based Assistance (PBA) is unreliable at best, given 2006
proposed funding cuts15 to Housing and Urban Development's (HUD) programs, including Section 8 PBA.
Non-profit Developers - Non-profits are generally more willing to serve households with lower-incomes, not
only because they are not out for profit, but also because they have access to special funding sources and
financing terms that help them serve people with lower incomes. Non-profit developers, which already have to
pull together multiple sources of funding just to make tax credit deals work, have to work even harder and longer
to fund projects with deeply skewed units. Time is money for non-profit developers, who rely heavily on the
developer fee to pay their staff-and the developer fees only begin to arrive after the project has all its financing
in place.
NCHFA - This is the state agency that receives HOME funds from HUD as well as administering the
LIHTC and State Housing Tax Credit program and the state Housing Trost Fund. NCHFA is committed to
funding affordable housing for people with extremely low incomes, with a mission16 "to create affordable
housing opportunities. for North Carolinians whose needs are not met by the market." Having led the
development of NC's most recent Housing Market Analysis and Needs Assessment,17 NCHFA staff is acutely
aware that "populations in which the highest percent of the households have housing problems are, in this order,
extremely low-income (ELI) and very low-income (VLI) renters, and extremely low-income homeowners."
Once it became clear to NCHFA that the housing needs of people with disabilities are not being met by NC's
market, the QAP was used to meet the needs. Still, NCHFA must respond to concerns voiced by developers.
NC Department of Health and Human Services - NC DHHS instigated the partnership with NCHFA
that resulted in the QAP bonus points, and later the requirement, for units targeted to people with disabilities.
15 See http://www.nlihc.org/news/020905.html for more information on the federal housing funding crisis.
16 From http://www.nchfa.com/About/mission.aspx
17 Crossfield, E. and Russo, A. 2005. NC Housing Market Analysis and Needs Assessment: Draft for Public Comment. [Online.]
Retrieved from wwwnchfa.com/Forms/index.aspx on January 28, 2005.
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NC DHHS is a state-level agency that serves and advocates on behalf of people with disabilities. Currendy, NC
is responding to the United States Supreme Court's 1999 Olmstead decision by reforming its mental health
system. This is called the Olmstead Planl8, and it includes as its main premise the need to integrate people with
disabilities into the community whenever possible, rather than keep them in an institutional setting. This
presents a need for community-based housing and services that people with disabilities can afford. NC DHHS'
interest is to maintain its partnership with NCHFA to continue to require the creation of targeted units for
people with disabilities.
18 Found at http://www.dhhs.state.nc.us/docs/olmstead.htm.
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METHODS
The most direct method to discover innovative LIHTC policies is to read through the policies themselves and
talk to staff at housing finance agencies to learn more details. Fortunately, all housing finance agencies that are
allocated LIHTCs are required to prepare Qualified Allocation Plans (QAPs) that set forth criteria used to
determine which projects are awarded LIHTCs. Most of these QAPs are available at individual housing finance
agencies' websites. Web-based research was performed to identify relevant components of each state's QAP.
After a review of all the QAPs, telephone interviews were conducted with personnel at housing finance agencies
with innovative or interesting special populations and!or deep income targeting policies to learn more about
their utilization and impact.
A written guide to QAPs for all 50 states (plus Chicago, New York City and Puerto Rico) was produced (see
Appendix II!), highlighting deep income targeting, accessibility standards beyond the minimum required by law,
competitive incentives and!or other requirements to include people with extremely low incomes, people with
disabilities or homeless populations in LIHTC developments. The guide also includes information on any rental
assistance or operating subsidy programs created to encourage the inclusion of targeted units, including a
description of funding sources, eligibility criteria and target populations. Contact information for local LIHTC
allocating officials and where appropriate, state human service agency housing staff is provided.
States utilizing innovative techniques were identified and contacted for more information. A review of these
states' efforts, policies, successes and challenges is provided, followed by policy recommendations and the guide
to states' QAPs in Appendix III.
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REVIEW OF SELECTED QUALIFIED ALLOCATION PLANS
North Carolina is not alone in its dearth ofhousing affordable to people with disabilities and extremely
low incomes. There are no places in the United States where the market serves this population affordably
without government intervention. It is a federal requirement that housing finance agencies consider 'special
needs' populations a priority in their Lll:ITC allocation practices; however, the extent to which these
agencies 1) encourage targeting, 2) incent targeting or 3) partner with other agencies to ensure the success of
targeting to people with 'special needs' varies widely. As seen in the table below, the trend is certainly
toward providing preferences for 'special populations' to meet their housing needs, but only a few housing
finance agencies take steps to provide financial subsidy or incentives to develop targeted units. The
following is intended to highlight interesting or innovative targeting policies found in Qualified Allocation
Plans19 throughout the country, as compared to those in North Carolina Housing Finance Agency's 2005 QAP.
Table 3: Resident Characteristics Preferences and Set-Asides in all QAPs20
1990 2001
Number Percent Number Percent
Special Needs preferences 40 85% 47 92%
Special needs set-asides 4 9% 2 4%
Very low-income preferences 35 74% 45 88%
Very low-income set-asides 1 2% 1 2%
Public housing preferences 45 96% 44 86%
Public housing set-asides 0 0% 1 2%
Large family preferences 38 81% 44 86%
Large family set-asides 1 2% 0 0%
Elderly preferences 33 70% 41 80%
Elderly set-asides 3 6% 7 14%
Homeless preferences 39 83% 36 71%
Homeless set-asides 2 4% 2 4%
Minority preferences 4 9% 2 4%
Minority set-asides 0 0% 0 0%
Total resident characteristics preferences 46 98% 54 98%
Total resident characteristics set-asides 7 15% 13 27%
Total number for 1990 - 47 (excludes Alabama, Arkansas, Califonua, and Maine)
Total number for 2001 =51 (all states including Chicago)
19 Website links to nearly all QAPs that are available online can be found in Appendix II.
20 Source: www.huduser.org/Publications/pdf/AnalysisQAP.pdf
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Accessibility Standards Beyond Federal Requirements
In North Carolina, 5 points are awarded if 5 percent of units are fully accessible to those with mobility
impairments.
Several other states, including Alaska, Arkansas, Louisiana, Ohio, Pennsylvania, Utah and Wisconsin, award
points for offering additional accessible units beyond those required by fair housing laws. The following states
offer especially interesting or specific accessibility policies:
• Georgia awards projects up to 6 points for optional accessibility components in 7 percent of units, including
roll in showers, front-loading washers and dryers and ensuring the maximum length of travel from each first
floor unit in every building to the closest parking space designated as a "Handicapped" space does not
exceed 200 feet.
• North Dakota awards special needs projects 1 additional point for each physically accessible unit that is a 2
bedroom unit or larger, up to a maximum of 3 points.
• South Carolina gives preference to projects in which at least 10 percent of the total number of units or 5
units, whichever is greater, are designed, constructed, and equipped to be fully accessible for persons with a
mobility or sensory impairment, a developmental disability, or a severe, persistent illness.
• Virginia awards up to 6 points for applications electing to serve elderly and/or physically disabled tenants in
which all cooking ranges have front controls, all units have an emergency call system, all bathrooms have an
independent or supplemental heat source and all entrance doors to each unit have two eye viewers, one at 48
inches and the other at standard height.
• Nevada requires that appropriate representatives of the project development team attend training on
accessible design standards provided by the Fair Housing Accessibility First Group.
Income Targeting
In North Carolina, income targeting points are awarded based on the location of the development. Projects in
high-income counties receive 10 points if 25 percent of units are affordable to incomes at or below 30 percent
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AMI, or 5 points for 50 percent of units at or below 40 percent AMI. If the project is in a moderate-income
county: 15 points for 25 percent of units at or below 40 percent AMI, or 10 points for 50 percent of units at or
below 50 percent AMI. If the project is in a low-income county: 15 points for 40 percent of units at or below 50
percent AMI.
Nearly all states target extremely low income levels by offering points for targeting varying percentages of
units to varying income levels, most commonly 30-40 percent AMI, but only Massachusetts requires sponsors
of tax credit applications to reserve 10 percent of units in their projects for persons or families earning less than
30 percent AMI (this is worth 6 points). The following states offer especially interesting or deeply skewed
income targeting incentives:
• Colorado offers 5 pts for 10 percent of units, 10 pts for 20 percent of units, or 15 pts for 30 percent of units
at 30 percent AMI that are targeted to people who are homeless. This targeting is available only to
Colorado-based nonprofit entities that are developing housing for the homeless, but the entity developing
housing for the homeless must have at least 5 years experience in the development and management of
housing for the homeless.
• Connecticut awards progressively higher pts for targeting units to less than 25 percent AMI and prioritizes
developments with 50 percent of units at less than 25 percent AMI for funding.
• Georgia's QAP provides 8 points for developments that keep 15 percent of units under 30 percent AMI.
• For Florida's income targeting, the percentage of units required to get 5 points for targeting to less than 35
percent or 30 percent AMI vary widely according to the location of the development. The state has been
divided into 5 areas, each with their own income targeting needs.
• In Indiana,S percent of available annual tax credits are set aside for developments that restrict 30 percent or
more of units for tenants whose incomes are at or below 30 percent AMI. Bonus points are given for
charging less than 30 percent AMI rent.
• Louisiana awards income targeting points if 25 percent or more of project units serve households whose
incomes satisfy the following percentages of median income: less than 20 percent=25 points, more than 20
15
percent but less than 30 percent=20 points, more than 30 percent but less than 40 percent=15 points and
more than 40 percent but less than 45 percent=10 points.
• Michigan offers graduated points for targeting residents who earn less than 20 percent AMI.
• In N ew York, deep rent skewing is used in affluent areas where very high rents can be charged in part of the
project to "subsidize" very low-income tenants in the rest of the project. Under a deep rent skewing scenario,
only 15 percent of the units must be set aside for tenants at or below 40 percent AMI, allowing the income
of a LIHTC tenant to increase up to 70 percent above the maximum level, without disqualifying the unit for
LIHTC. The average rent for market rate tenants must be at least 200 percent of the rent for a similar size
low-income unit.
• Virginia awards one point for each percentage point of such housing units in the proposed development
which are further restricted to rents at or below 30 percent of 40 percent of AMI, up to an additional 10
points.
• In Washington, an application scores up to 50 points for the AdditionalLow-Income Housing Commitment, if it
commits certain percentages of the total low-income housing units to income levels below the minimum
low-income housing commitment, such as 40 percent of the total low-income housing units for households
at or below 30 percent AMI and 40 percent of the total low-income housing units for households at or
below 50 percent AMI. Applications that claim AdditionalLow-Income Housing Commitment categories that total
greater than 50 points are awarded 0 points.
Population Targeting
The 504 Rehabilitation Act allows the targeting of Federal housing resources to persons with disabilities, but
other limited exceptions such as Section 811 and Housing Opportunities for Persons with AIDS (HOPWA) they
do not allow for disability-specific targeting.21 Nearly all states' QAPs target special populations, ranging from
people with disabilities to homeless households to farm workers. The following have Special Needs Set Asides,
21 http://www.c-c-d.orglhousing guide.html
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Programs, Open Window Pools or Cycles to ensure that tax credits are available for special needs housing:
Alaska, Connecticut, Florida, Illinois, Indiana, Kentucky, Maine, Minnesota, Nebraska, New Jersey and Virginia.
Though almost all states offer bonus points for targeting varying percentages of units to particular populations,
only North Carolina requires such targeting. There is a definite trend toward targeting populations, and only a
handful of states do not include targeting language. Several states, including Florida and Washington, have
added farm workers as a targeted group for housing.
A. Disability-Neutral Targeting
Although nearly all states support targeting to so-called special populations, many target people with specific
disabilities or homeless households only, and most exclude people with substance abuse disorders from their
definitions of special needs. The following states have particularly neutral targeting policies or take the unusual
step to specifically state inclusion of people with substance abuse disorders:
In North Carolina, all projects are required to target the greater of 5 units or 10 percent of the total units to
persons with disabilities or homeless populations. Project owners must demonstrate a partnership with a local
lead agency and submit a Targeting Plan for review and certification by NC DHHS. Applicants must agree not
to require total income beyond that which is reasonably available to persons with disabilities currendy receiving
SSI and SSDI benefits.
Chicago's QAP rates favorable a designation of housing units for special needs households including single
room occupants, large families, elderly, people with disabilities and very low-income households. Special needs
housing varies from households with mental illness, homeless with substance abuse problems, HIV positive
households, women-headed households that have been victims of domestic violence, 'grand families'
(grandparents raising their grandchildren) or assisted living facilities (Illinois provides operating subsidies).
In Georgia, Special Needs housing receives 24-26 points if 30-50 percent of units are restricted to Special
Needs, and a certain number of services and amenities are offered. Non-amortizing Balloon Loans are available
for all Special Needs Projects, which serve the homeless, elderly (age 62 or older), older persons (age 55 or
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older), persons with disabilities (mental, physical, developmental), abused spouses and their children, persons
with alcohol or other drug addiction, persons living with HIV/ AIDS and/or migrant farm workers. Georgia's
Housing Trust Fund is specifically used to fund housing for people who are homeless, so projects serving these
households may apply for funding to help lower debt service and rents. There is an additional, separate set-aside
for people with physical disabilities.
Kentucky has an open window pool in which $3.25 million is utilized for special needs projects. An applicant
receives 20 points if the entire project is restricted for use by persons with a physical or mental impairment that
substantially limits one or more of the major life activities of the individual. Tenants must have a record of such
impairment and/or be regarded as having the impairment. This includes population groups defined as special
needs, such as chemically dependent individuals and those that are chronically homeless, severely mentally ill or
mentally retarded or single parents (18 and older) attending school with minor children.
Nevada awards a maximum of 20 preference points for Special Needs Projects, ranked based on the
experience of the project sponsor/general partner in developing special needs housing and/or delivering the
services relating to the special need. Project sponsors of special needs projects must demonstrate a minimum of
3 years of experience providing a service or assistance to persons with special needs. Applications are ranked
based on the following factors: (1) The number of months of experience will be weighted by 70 percent and (2)
The number of housing units developed will be weighted by 30 percent. To be considered for this category, at
least 30 percent of the units must serve one or more of the following populations: persons with physical or
developmental disabilities, persons with mental illness, persons and families who are homeless, victims of
domestic violence, persons with HIV/ AIDS, persons released froni incarceration, persons with drug, substance
and/or alcohol abuse behavior, "frail elderly" requiring assisted housing with 24-hour care or persons with
Alzheimer's/ Dementia.
New York City offers up to 20 points for any of the following categories:
• Projects with at least 10 percent or more than 50 percent of residential rental units for permanent housing
for homeless.
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• Projects with at least 20 percent of units for tenants with incomes equal to or less than 40 percent AMI, or
where rents on at least 20 percent of units are set at or below HRA "shelter rent" levels (rent levels allowable
for welfare recipients, based on family size and determined by NYC).
• Projects which set aside 35 percent or more of units for special needs groups, including homeless persons
and families, persons who are mentally ill or disabled, persons with AIDS, substance abusers, and survivors
of domestic violence and their families.
• Sponsors of special needs housing that have previous experience in this type of housing or service delivery.
North Dakota awards 3, 6 or 9 points to properties in which 5, 10 or 15 percent of units are set aside for
persons with special needs, including mental illness, mental retardation, drug dependency, developmental
disabilities, physically handicapped or homeless.
Pennsylvania's 2005 QAP offers 15 points if at least 10 percent of the units are set aside for residents with
identified special needs. The special needs set aside must provide for rental subsidies for at least a 5-year period,
with a financially viable plan for continued affordability. A unit would be considered affordable in this instance
if the housing expense to the resident is maintained at a level affordable to a person with income at or below 20
percent AMI.
In Wisconsin, 20 points are awarded to developments with a minimum of 15 percent of the units set aside for
target populations, including elderly in need of services in a certified Residential Care Apartment Complex,
homeless individuals or families, persons with AIDS, persons with alcohol and substance abuse problems,
persons with a developmental disability, persons with a permanent physical and/or sensory disabilities that limit
major life activities or persons with a severe and persistent mental illness. A maximum of 45 points are awarded
for providing units in two or more of the lowest income categories (50 percent, 40 percent or 30 percent AMI).
B. Disability-Specific Targeting
A number of states target people with specific disabilities or homeless households only, and most exclude
people with substance abuse disorders from their definitions of special needs. The following sampling of states
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have particularly specific targeting policies that may identify one or two populations for targeting or include
discriminatory language or potentially illegal requirements for residents to accept services:
Although Alabama does not currently target units to specific populations, it did target units to people with
mental retardation (MR) or mental illness (MI) in its 2001-2 QAPs. Due to a lawsuit, all tax credit developments
had to include 15 percent of units for people with MR or MI, and all got a commitment from HUD for PBA for
these units. Developers also had access to HOME low-density loans for 20 years at 1/2 percent with no debt
service if the units were kept affordable for 20 years. These units were underwritten at a 15 percent vacancy rate
and could only be held vacant for 60 days to make investors comfortable.22 In the current (2005) QAP, there are
4 pts given to projects with 100 percent of units designed, equipped and set aside for elderly or people with
disabilities.
Alaska has a separate Special Needs Grant program that specifically targets people with severe mental illness.
Louisiana awards points for developments serving homeless households, handicapped households, single
parent households, large family households or foster parent households in the following way: 100 percent of
units=50 points, 50 percent of units=30 points, 25 percent of units=20 points. The special needs disability
language in Louisiana's QAP only covers 'handicapped' while other special needs populations listed do not have
disabilities.
In 2005, Maryland added a 5-point award in its QAP if 10 percent of units are reserved for people whose
only income is 551, currently $579 per month. For the purposes of SSI eligibility, substance abuse disorder is not
considered a disability; therefore, Maryland's targeting is disability -specific.
Massachusetts awards 6 points to projects with 100 percent of units for individuals or households with
special needs, and 3 points to projects with 50 percent of units to serve those with special needs. This category
includes but is not limited to the frail elderly to be served in assisted living projects, tenants with developmental
disabilities, formerly homeless households making the transition to permanent housing and individuals with
children.
22 Personal Interview with Barbara Wallace of Alabama Housing Finance Authority on 11/22/2004.
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Minnesota offers a 25 percent set-aside with preference and extra points for housing that serves 'long-term
homeless,' requiring a letter of support from a Continuum of Care, a services plan with a services provider and a
plan for long-term rental assistance. In addition, Minnesota requires the 'long-term homeless' tenant to sign a
services agreement.
Montana awards one point for each 10 percent of units targeted to individuals with children, large families,
elderly, mentally or developmentally disabled, or providing handicapped units exceeding minimum fair housing
requirements. The special needs category in Montana is disability-specific, but hasn't been challenged. Gerald
Watne of Montana's Board of Housing stated that substance abuse is not considered a disability in Montana, and
dual disabilities are allowed.23
Nebraska sets aside up to $1,000,000 of its LIHTC cap to be allocated pursuant to the CRANE Program.
Developments eligible to apply for LIHTC through the CRANE Program include Special Needs Housing that
prioritizes housing for adults with serious mental illness or physical disabilities.
In New Jersey, projects in which at least 25 percent of the tax credit units are rented to a special needs client
population and at least three appropriate services are provided may apply to the Special Needs Cycle. The first
reservation of credits from this Cycle are given to the highest-ranking eligible project providing housing for the
developmentally disabled. In addition, the Developmental Disabilities (DD) Tax Credit Gap and Bridge Loan
Program allows any DD project that applies for tax credits to apply and provides a bridge until they get
syndication proceeds, or in case of cost increases that occur after they win tax credits. Eligible projects include
those reviewed and approved through the special needs set-aside LIHTC cycle.24
Ohio awards 5 points to projects that target up to 20 percent of units to either persons with a developmental
disability (MR /DD) or persons with severe and persistent mental illness (SPMI). The local MR/DD agency, the
state mental health agency or the Mental Health Board must specify reasons for a set-aside lower than 20 percent
in writing.
23 Personal Interview with Gerald Watne of Montana Department of Commerce Board of Housing on 11/29/2004.
24 Personal Interview with Bruce Blumenthal of NewJersey Housing and Mortgage Finance Agency on 12/2/2004.
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In South Dakota, proposals providing verifiable services to the tenants or special accommodations for any
special needs tenant population receives up to 20 points depending upon the extent of the services and the
percentage of households benefiting from the services. Special needs includes homeless, physically disabled,
chronically mentally ill, developmentally disabled, frail elderly and families with children. All housing designed
specifically for people with disabilities must receive prior approval from Department of Human Services.
Texas awards 4 points for projects serving tenant populations with Special Housing Needs, including those
who are homeless or who have physical, mental, emotional or developmental disabilities. Brooke Boston of
Texas Department of Housing and Community Affairs stated that the targeted population is
homeless/ transitional.25
Utah awards points for units targeted to people with physical disabilities, mental illness, developmental
disabilities or 'at or near homeless' Qess than 40 percent AMI). Two points per unit are awarded for up to a
maximum of 5 units for persons with mental illness or developmental disabilities who are participating in formal
case management with a licensed service provider.
Rental Assistance or Subsidization Strategies
A number of states, including Georgia, New Hampshire and Virginia, offer points for including Project Based
Rental Assistance, but do not provide funding or vouchers-the owner must find a source of subsidization.
However, Pennsylvania, New Jersey and Washington have innovative strategies to either finance rental assistance
or subsidize developments serving targeted populations. In addition, Illinois, Chicago, Maine, New York City
and Rhode Island offer or are attempting to create sources of funding for rental assistance that can be used in
conjunction with tax credits to keep rents affordable to people with extremely low incomes without burdening
the developer.
Pennsylvania Housing Finance Agency (pHFA) currendy allows developers that include deeply skewed units
to earn a 20 percent developer fee, rather than the standard 15 percent fee. In Pennsylvania, developers who
target 10 percent of units for people earning less than 20 percent AMI:
25 Personal Interview with Brooke Boston ofTexas Department of Housing and Community Affairs on 12/8/2004.
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may request a developer's fee in excess of the maximum allowable amount (up to but not exceeding
an additional 5% of the replacement cost of the development less all costs of acquisition) if the
developer commits to provide to the development an amount equal to the equity raised from the
additional development fee of 5% for the provision of an internal rent subsidy for all units set aside
to provide affordable accessible housing to persons with disabilities.26
New Jersey Housing and Mortgage Finance Agency (NJHMFA) also allows a 20 percent developer fee for
targeting 25 percent of units to people with 'special needs.' However, developers are not required to use the
extra fee for an internal subsidy. They are allowed to use the extra fee as profit to help offset the costs
associated with the extra time and effort to put together financing for projects with deeply skewed rents.27 NJ
Finance Agency also has an interesting partnership with Dept of Correction and Division of Community
Affairs-they provide operating, rental assistance and services funding for projects that serve parolees, and NJ
Finance Agency sets aside $1 million for capital costs. Division of Community Affairs also administers a Rental
Assistance Program that they've recendy increased-this is in addition to Section 8.28
Washington State Housing Finance Commission (WSHFC) is innovative in that it allows developers that
target units to increase their maximum allowable development costs. Specifically, developments that have 20
percent of units targeted to people with special needs are allowed an increase of maximum development costs
from 110 percent to 150 percent.29 The statutory mortgage limits set by HUD are used by WSHFC to determine
maximum per unit costs. Developers who include 20 percent of their units people with special needs (for
example, 10 percent for people with disabilities and 10 percent for large families) can offset the costs of the
larger units or extra accessibility features by including up to 150 percent of the maximum per unit costs in the
eligible basis.30
If approved by the Illinois General Assembly in the 2005 legislative session, a $10 real estate transfer
surcharge will help fund the Rental Housing Support Program at Illinois Housing Development Authority,
which will create a state-funded rental assistance program which will make rent affordable to families at 30
26 From page 9 ofPennsylvania's 2005 QAP: htt.p://www.phfa.org/programs/multifamilyltaxcredit.htm
27 From page 4 of NewJersey's 2003/2003 QAP: http://www.state.nj.us/dca/hmfa/txcredit/index.html
28 Personal interview with Bruce Blumenthal of NewJersey Housing and Mortgage Finance Agency on 12/2/2004.
29 Washington State's 2005 QAP: http://WWW.wshfc.otg/tax-credits/2005awJication/index.htm
30 Personal Interview with Brian Childress ofWashington State Housing Finance Commission on 12/7/2004.
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percent AMI or below. Grants will be made to local agencies throughout Illinois to create local rental assistance
programs. Recipients of the grants will provide subsidies directly to landlords, who in turn will charge affordable
rents to low-income tenants.
In Chicago, special needs projects are often combined with project based Section 8, HUD 202 or 811 money,
or ARC, which is a Chicago rental subsidy program that lowers rents for tenants with incomes below 30 percent
AMI. ARC is funded through a $2 million Chicago Department of Housing allocation of HOME funds that is
transferred specifically to the Chicago Low-Income Housing Trust Fund annually. ARC funds are granted to
developers either rehabbing buildings or creating new construction, and the projects vary in size and unit mix.
All of the deals have some related Department of Housing funding such as tax credits, HOME or Community
Development Block Grant (CDBG) funds.31
In Maine, successful applicants under the set-aside are eligible to receive, ifMaine State Housing Authority
(MSHA) makes the resource available, project-based Section 8 rental subsidy through MSHA for at least 25
percent of the total units in the Project. Project-based assistance through MSHA is very limited and currently
unavailable. Maine's agencies for mental health and developmental disabilities offer the Bridging Rental
Assistance Program. Some individuals have Shelter + Care, a tenant-based rental assistance voucher for people
with disabilities. Others benefit from the local housing authority offering up project-based vouchers.32
In New York City, the Homeless Rental Production Program administered by Housing Preservation and
Development (HPD), Office of Development, Division of Special Needs Housing mirrors the 421-a certificate
program with the exception that equity generated from the sale of certificates is replaced with a subsidy to the
developer up to $50,000junit. The subsidy is a combination ofHPD funds and funds available through the
"100% Lite" allocation, and is to be combined with 4 percent tax credits and tax-exempt bond financing for new
multifamily buildings with 30 percent of units set aside for homeless families.
Rhode Island has a Thresholds Program that provides grants for the development of housing that integrates
persons with long-term mental illness into the community. Thresholds funds generally are used to supplement
31 Personal Interview with Noraen Saldivar of Chicago Department of Housing on 12/9/2004.
32 Personal Interview with Diane Townsend of Maine State Housing Authority on 12/8/2004.
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development budgets. In exchange, one or more units in a project are reserved for residents who are referred
and assisted by mental health sponsors. In addition, the Permanent Supportive Housing Program provides
capital funds as well as operating subsidies to produce rental units for very low-income individuals and families
who have a determination of a disability and who are homeless or at risk of being homeless. Finally, Supportive
Housing funds may be used to partially support development and operation of transitional housing, permanent
supportive housing for the disabled, and supportive services for homeless persons. Funds may be used to create
homeless-only projects or support units for eligible persons within larger rental housing projects.
Experience Incentives
New Jersey offers points for years of experience of both the services provider and the developer in serving or
developing/managing special needs housing. In addition, applications in which the social service provider has
greater than a 50 percent interest in the general partnership or voting membership in a limited liability company
earn an additional 6 points, and applications submitted by a qualified nonprofit organization are awarded 5
points.
Summary
The trend in QAPs is toward targeting both populations and households with extremely low incomes such
that they are integrated into mixed-income or mixed-population settings. Although many states' QAPs target
specific populations and clearly exclude people with substance abuse issues from that group, several QAPs'
targeting policies are intentionally disability-neutral and inclusive of substance abuse as a disability. Several states
offer incentives in the form of points to developers that go beyond the minimum accessibility requirements, and
one state, New Jersey, offers interesting incentives to strengthen the role of experienced services providers.
Finally, while some states have rental assistance sources to help subsidize extremely low-income units, others
such as Washington and Pennsylvania have especially innovative policies to supply an incentive to developers to
create such units.
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POLICY RECOMMENDATIONS
In order to provide a financially viable way for developers utilizing tax credits to subsidize the required 10
percent of targeted units, I propose the following strategies to be explored by NCHFA:
1. Provide for an internal rent subsidy by increasing the allowable developer fee
Providing for an internal rent subsidy vis a vis the developer fee is allowable under IRS Section 42 Code,
which details requirements for the LIHTC program. Specifically, Section 42(m)(2)(B) asserts that the local
housing credit agency is responsible for establishing its own QAP criteria to determine whether the sources and
uses of funds and the financing of the project is reasonable.
The developer can potentially invest the additional developer fee to earn interest and continue to provide a
subsidy over the life of the project. Using a developer fee increase to establish a rental subsidy program for
targeted units meets the needs of all the stakeholders in NC's tax credit industry because it:
• Provides affordable housing for people with disabilities
• Allows developers to cover the costs of the targeted units
• Increases the amount of tax benefits enjoyed by investors, because the developer fee is included in the
eligible basis to determine the amount of tax credits a project requires
• Lets NCHFA meet housing needs not met by the market by maintaining its targeting requirement
Personal communication with the Tax Credit Program Manage~3 at Pennsylvania Housing Finance Agency
(pHFA), where this policy is utilized, revealed that 2005 was the first year in which the extra developer fee has
been allowed for the purpose of providing an internal rent subsidy. A follow-up phone conversation34-after
2005 first round LIHTC applications had been reviewed and tax credits awarded-revealed that of 60 total
applications received, 22 total applicants (about 50 percent nonprofit and 50 percent for-profit developers)
sought to target 10 percent of units to people earning less than 20 percent AMI. PHFA staff shared that there
was confusion as to how to calculate the increase in developer fee that could be used to provide a rent subsidy-
33 Personal Interview with Eileen Staudt ofPennsylvania Housing Finance Agency on 12/13/2004.
34 Personal Interview with Eileen Staudt ofPennsylvania Housing Finance Agency on 4/1/2005.
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many believed that they could only add 5 percent of the 15 percent developer fee, rather than adding an
additional 5 percent of replacement costs to their fee. For example, if total development costs are $600,000 then
the 15 percent developer fee is $90,000. Prospective applicants interested in the increased fee incorrecdy took
that $90,000, calculated that $4,500 is 5 percent of that $90,000, and came up with a developer fee of $94,500
rather than simply calculating a 20 percent fee on the total costs of $600,000-which would result in a developer
fee of $120,000. As a result of this confusion, only 5 applicants took advantage of the increased developer fee to
provide an internal rental subsidy and only 3 of those developments35 were awarded tax credits. However,
PHFA staff believe that with clarification, more applicants will seek the 20 percent fee and provide the internal
rent subsidy in the second funding round, which has already begun.
2. Allow developers to recoup the loss of rental income associated with deeply skewed units
A. A December 2004 conversation with the Community Development Ombudsman36 at New Jersey Housing
and Mortgage Finance Agency revealed that most of the developers who take advantage of the 20 percent
developer fee by including 25 percent targeted units are non-profits. This is due to the high percentage of
targeted units that is required.
My recommendation would be to allow the increase in developer fee for developers that target 15 percent of
units to people with disabilities, so that the following stakeholders would benefit:
• People with disabilities would still enjoy affordable housing, and more housing would result from increasing
the required units to 15 percent of the project-thus offsetting the potential that only the developer would
benefit from the increased fee
• Developers would clearly benefit from increased allowable income, and they could use the extra 5 percent as
an internal rent subsidy if they chose to do so
• Investors would receive increased tax benefits
35 Cloisters, Liberty Park and Briarwood Apartments.
36 Phone interview with Bruce Blwnenthal of NewJersey Housing and Mortgage Finance Agency on 12/2/2004.
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• NCHFA would continue to meet the most pressing housing needs, but avoid having to monitor the
additional compliance of the developer that would come from requiring the extra developer fee to be used as
an internal rent subsidy
B. Allowing an increase in maximum development costs helps offset the costs of operating a project with
deeply skewed rents. For example, in NC, unless the development is located in a Qualified Census Tract (QC1),
the allowable per unit cost is $78,000 for actual construction of the unit. Developers lose points as they go over
this threshold. Were the allowable per unit development costs to be increased to 11°percent to 150 percent of
the $78,000, the developer could claim costs of $85,800 to $117,000 per unit to offset costs associated with
providing the extra accessibility features required for people with mobility, visual or hearing impairments,
without being penalized for exceeding the maximum development costs. The following stakeholders would
benefit:
• People with disabilities would benefit from the affordable housing
• Developers would receive incentives for creating the housing (and for providing fully accessible housing)
• Investors would receive additional tax benefits since development costs are included in the eligible basis to
determine a project's necessary tax credits
• NCHFA would benefit by meeting housing needs
Intended and Unintended Conseqyences of Policy Recommendations
Because targeted units are already required for multi-family tax credit developments in NC, and because NC
receives an annual tax credit allocation based on its population, the numbers of targeted units financed by tax
credits is not likely to increase due to the above policy recommendations. Therefore, the supply of units targeted
to people with disabilities would not increase beyond that which is already being required through tax credit
development. Currendy, people with disabilities are often stuck in shelters or transitional housing facilities, or
staying with family members, so existing housing units would not be abandoned in favor of targeted tax credit
units.
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On the other hand, each proposed policy does have its own potential consequences. Allowing ·an increase in
the developer fee to be used by an internal rent subsidy could have the following consequences:
• Demand for Section 8 vouchers could drop, causing further incentive to reduce Section 8 funding. Reduced
Section 8 funding could hurt people without disabilities who need Section 8 vouchers, could create an over-
reliance on the tax credit program to provide subsidized units and could hurt existing tax credit and market
rate developments that depend on Section 8 vouchers for rental income.
• Tying a subsidy to a unit may provide the resident incentive to stay in the subsidized unit for a long period of
time, when he/she might otherwise have been able to increase household income and move on to other
housing options. This would prevent the unit from filtering down to people with disabilities who need it.
• Tying a subsidy to a unit would also reduce incentive for an increase in Supplemental Security Income (SSI),
and would reduce incentive for NC to supplement SSI payments
• Developers would be less likely to advocate for removal of the 10 percent targeting requirement if they have
a method to subsidize the units, so targeted units would continue to be created to meet the housing needs of
people with disabilities that are not being met by the market.
Allowing an increase in the developer fee to be used as profit for a developer that takes on extra costs
associated with the inclusion of deeply skewed rents could have the following consequences:
• The benefits of the extra developer fee may not be experienced by the residents.
• The problem of keeping the deeply targeted units affordable would still exist, as well as the effort required to
put the financing in place. Therefore, targeted units would not be created any more quickly.
• For-profit developers would still not have access to the special financing that allows nonprofits to subsidize
targeted units, so they would still have to cross-subsidize units with the slightly higher rents of households at
50 percent or 60 percent AMI.
• Developers would be less likely to advocate for removal of the 10 percent targeting requirement if they
received incentives, so targeted units would continue to be created to meet the housing needs of people with
disabilities that are not being met by the market.
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Allowing an increase in the total development costs for developments that include targeted units could have
the following consequences:
• The problem of keeping the deeply targeted units affordable would still exist, since the cost of operating a
unit is not included in the development costs (only construction costs are included). Therefore, developers
would still have to seek extra layers of financing or cross-subsidize targeted units with the slighdy higher
rents of households at·50 percent or 60 percent AMI.
• Developers would be less likely to advocate for removal of the 10 percent targeting requirement if they
received incentives, so targeted units would continue to be created to meet the housing needs of people with
disabilities that are not being met by the market.
Because the amount of tax credits awarded to NC is based on population, the amount of units created by the
10 percent targeting rule will not increase due to the described policy recommendations. Even if applicants for
tax credits were to increase the numbers of units in their developments, the total number of units funded by tax
credits would remain relatively constant because the amount of tax credits available would not change.
Therefore, it is difficult to discuss the consequences of the proposed policies in terms of demand and supply of
housing, because the supply would not change. The competition for credits, however, might increase with the
increased developer fee or incentives. On a positive note, competition generally benefits the consumer.
One additional possibility is that more developers would attempt to develop multi-family tax credit housing in
metropolitan areas in order to access the increased developer fee or incentives, leading to a reduction in the
supply of tax credit housing in rural areas-which could further lead to increased rents in rural areas. However,
this consequence could be mitigated by allowing the same policies to benefit rural areas rather than metropolitan
areas only.
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CONCLUSION
Overall, the benefits of providing incentives to continue to create tax credit housing that is affordable for
people with disabilities outweighs the potential consequences, since the market is not serving this population
effectively on its own. The LIHTC program is a popular mechanism for engaging the private market to invest in
affordable housing, in fact there is an entire industry that exists to facilitate the development and management of
LIHTC properties.
In light of potential loss of federal housing dollars in the public housing, Section 8, Section 811 and Rural
Housing programs, States will have to fill the gap. As states"and cities embark on designing Ten-Year Plans to
End Homelessness, many realize the importance of the supportive housing component on the continuum of
housing. With shrinking federal resources to provide community-based housing, the LIHTC program will be
key in meeting the housing needs of people with disabilities who are not served by the market, largely due to its
political popularity and support from diverse professions.
While the most ideal strategy to support the continued inclusion of targeted units in LIHTC housing in North
Carolina is to require developers to 'find ways' to subsidize the units, this may be unrealistic for developers that
cannot access special financing-putting non-profit developers at an unfair advantage. The success of the Rental
Assistance Demonstration program would provide important evidence in arguing for a permanent funding
source for such a program, but neither the success nor the funding source are guaranteed. Therefore, the policy
recommendations made-a choice of internal subsidy strategies and developer incentives-were chosen because
they are both currendy within the power of NCHFA to implement and could 'buy time' in case developers
continue to challenge the targeting requirement.
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APPENDIX I: Carlton Place Financing
FINANCING3?
FIRST MORTGAGE
AMOUNT 1220000
INTEREST RATE 7.75%
AMORTIZATION 30
TERM 18
DEBT COVERAGE RATIO 1.15 monthly
PAYMENT 104883 8740
CITY OF RALEIGH LOAN
AMOUNT 1000000
INTEREST RATE 2.00%
TERM 30
FULLY AMORTIZING PMT 44354
INTEREST ONLY PAYMENT 20000
DHIC/AHP LOAN
AMOUNT 478987
INTEREST RATE 1.00%
TERM 30
FULLY AMORTIZING PMT 18487
WAKE COUNTY LOAN
AMOUNT 250000
INTEREST RATE 2.00%
TERM 30
FULLY AMORTIZINGPMT 11089
INTEREST ONLY PAYMENT 5000
OPERATING COST ASSUMPTIONS
ANNUAL RENT INCREASE 3.0%
ANNUAL INCREASE IN EXPENSES 4.0%
VACANCY RATE/COLLECTION LOSS 7.0%
REPLACEMENT RESERVE 250
OPERATING RESERVE 0
37 Special thanks to Natalie Connell, VP ofRental Development at DillC, Inc. in Raleigh, North Carolina, for sharing this
information on 3/30/2005.
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Finance Agency Link to Qualified Allocation Plan
North Carolina Housing Finance Agency
North Dakota Housing Finance Agency
Ohio Housing Finance Agency
Oklahoma Housing Finance Agency
Oregon Housing & Community Services
Pennsylvania Housing Finance Agency
Puerto Rico Housing Finance Authority
Rhode Island Hsg & Mortgage Finance Corporation
SC State Housing Finance & Development Authority
South Dakota Housing Development Authority
Tennessee Housing Development Agency
Texas Dept of Housing & Community Affairs
Utah Housing Corporation
Vermont Housing Finance Agency
Virginia Housing Development Authority
Washington State Housing Finance Commission
West Virginia Housing Development Fund
Wisconsin Hsg & Economic Development Authority
Wyoming Community Dvpt Authority
State
Alabama
Alaska
Arizona
Arkansas
California
Colorado
Connecticut
Delaware
Dist of Colwnbia
Florida
Georgia
Hawaii
Idaho
Illinois
IL - Chicago
Indiana
Iowa
Kansas
Kentucky
Louisiana
Maine
Maryland
Massachusetts
Michigan
Minnesota
Mississippi
Missouri
Montana
Nebraska
Nevada
New Hampshire
NewJersey
New Mexico
New York
New York City
North Carolina
North Dakota
Ohio
Oklahoma
Oregon
Pennsylvania
Puerto Rico
Rhode Island
South Carolina
South Dakota
Tennessee
Texas
Utah
Vermont
Virginia
Washington
West Virginia
Wisconsin
Wyoming
APPENDIX II: Websites of Qualified Allocation Plans
Alabama Housing Finance Authority www.ahfa.com/aUocationplans.htm
Alaska Housing Finance Corporation www.ahfc.state.ak.us/
Arizona Department of Housing www.housingaz.com/library/
Arkansas Development Finance Authority www.arkansas.gov/adfa/programs/lihtcp.html
California Tax Credit Allocation Committee www.treasurer.ca.gov/ctcac/
Colorado Housing and Finance Authority www.colohfa.org/tc_lihtc.shtml
Connecticut Housing Finance Authority www.chfa.org/TaxCredits/taxcredits.asp
Delaware State Housing Authority www2.state.de.us/dsha/
DC Dept of Housing & Community Development dhcd.dc.gov/ dhcd/site/default.asp?dhcdNav= 1321671
Florida Housing Finance Corporation www.FloridaHousing.org/ViewPage.aspx?page=35
Georgia Department of Community Affairs www.dca.state.ga.us/housing/QAPDocs_05.html
Housing & Community Development Corp of Hawaii ww w.hcdch.hawaii.gov/ developersmenu.html
Idaho Housing & Finance Association www.ihfa.org/multifamily_taxcredit.asp
Illinois Housing Development Authority www.ihda.org/ViewPage.aspx?PageID=93
Chicago Dept of Housing egov.cityofchicago.org/city/webportal/home.do
Indiana Housing Finance Authority www.in.gov/ihfa/rental/qap/qap.htm
Iowa Finance Authority www.ifahome.com/partneclihtc.asp
Kansas Housing Resources Corporation www.kshousingcorp.org/display/docwnents.php?prog=htc
Kentucky Housing Corporation www.kyhousing.org/center/Programs/Credits/default.c
Louisiana Housing Finance Agency www.lhfa.state.la.us/programs/rental/htc-dwnlds.html
Maine State Housing Authority wwW.mainehousing.org/rentalhousing.html
Maryland Dept of Housing & Comm. Development www.dhcd.state.md.us/Website/programs/lihtc/lihtc.aspx
Massachusetts Dept of Hsg & Comm. Development www.mass.gov/dhcd/components/housdev/default.HTM
Michigan State Housing Development Authority www.michigan.gov/mshda/O,1607,7-141-5587---,OO.html
Minnesota Housing Finance Agency www.mhfa.state.mn.us/multifamily/multifamily_tax.htm
Mississippi Home Corporation www.mshomecorp.com/htc/htc%20application.htm
Missouri Housing Development Commission www.mhdc.com/rental_production/index.htm
Montana Dept of Commerce - Board of Housing housing.mt.gov/Hous_BOH_MF_Apps.asp
Nebraska Investment Finance Authority www.nifa.org/downloads/8232005qapdean.doc
Nevada Housing Division www.nvhousing.state.nv.us/
New Hampshire Housing Finance Authority www.nhhfa.org/lihtc_qap.htm
NewJersey Housing & Mortgage Finance Agency www.state.nj.us/dca/hmfa/biz/devel/lowinc/index.html
New Mexico Mortgage Finance Authority www.housingnm.org/multifamily/HfC_Allocations.htm
NY State Div. of Housing & Community Renewal www.dhcr.state.ny.us/ocd/pubs/html/lihcqap.htm
Dept of Housing Preservation & Development www.nyc.gov/html/hpd/html/for-developers/low-income-
tax-credit.html
www.nchfa.com/Rental/index.aspx
www.ndhfa.org/default.asp?nMenu=04019
www.odod.state.oh.us/ohfa/lihtc/download.htm
www.ohfa.org/HDT/QAP/QAPoverview.htm
egov.oregon.gov/ OHCS/HRS_LIHfC_Program.shtml
www.phfa.org/programs/multifamily/taxcredit.htm
www.gdb-pur.com/gdbis/subsidiaries/prhfa.htm#act140
www.rihousing.com/develop/fcbah.html
www.sha.state.sc.us/Programs/Rental/rental.html
www.sdhda.org/developer/developechtc.htm
www.tennessee.gov/thda/Programs/lihtc/lihtccvr.html
www.tdhca.state.tx.us/lihtc.htm
www.utahhousingcorp.org/
www.vhfa.org/development/index.htm
www.vhda.com/vhda_com/froncpage/default.asp
www.wshfc.org/tax-credits/index.htm
www.wvhd£com/programs/rental.cfm
www.wheda.com/caCtca/2005.asp
www.wyomingcda.com/Housing...Dev/
Housing,..Low_Income.html
33
APPENDIX III: Summary of all Housing Finance Agencies' Targeting Policies
Prepared forNC DHHS by Tara Peele
SubnrittedJanuary12,2005
Alabama
QAPLink Alabama Housing- Finance Authoritv
HFAContact Barbara Wallace, HOME & Housing Credit Coordinator
bwallace@ahfa.com
334/244.9200
Services Contact Ann Evans
Dept of Mental Health and Mental Retardation
334/242.3706
QAP 2005
Rental Assistance Up to 5 points for rental assistance for 25% of units-funded by the owner
or Subsidization
Alabama does not currendy target units to specific populations, though it did target units to people
with MR and MI in its 2001-2 QAPs. Due to a lawsuit, all TC developments had to include 15% of
units for people with MR or MI, and all got a COmnlltment from HUD for PBA for these units.
Developers also had access to HOME low-density loans for 20 years at 1/2 % with no debt service
if the units were kept affordable for 20 years. These units were underwritten at a 15% vacancy rate
and could only be held vacant for 60 days to make investors comfortable. In the current (2005)
QAP, there are 4 pts given to projects with 100% of units designed, equipped and set aside for
elderly or people with disabilities.
Alaska
QAPLink Alaska Housino- Fin~nce Cornoration
HFAContact Mark Romick, State TC Program Manager
mronrick@ahfc.state.ak.us
907/330.8274
QAP 2005
Rental Assistance Alaska encourages the use of Section 8, Shelter Plus Care and HOPWA, but
or Subsidization does not adnrinister
Alaska prioritizes projects that target special needs populations, including senior citizens, people
with mental or physical disabilities, homeless persons and fanrilies who earn less than 30% AMI.
Projects that serve 50% special needs get 15 points, while those that give a preference to homeless
fanrilies or individuals get 5 points. Alaska does award 10 points if the number of accessible-
equipped units in a project exceeds the nrinimum number required by fair housing law. The
"GOAL" program combines the LIHTC, HOME and a state funded senior grant program into one
process. Alaska also has a separate Special Needs Grant program that targets people with severe
mental illness.
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Arizona
QAPLink Arizona Denartment of Housino-
HFAContact Randy Archuleta, Rental Development Program Manager
602/771.1000
QAP 2005
Arizona's 2005 draft QAP awards 10 points to projects that include 25% of units for people with
special needs, with services agreements in place. In addition, up to 20 points are awarded for rent
restricting a percentage of total units for populations at 40% AMGI.
Arkansas
QAPLink Arkansas Develonment Finance Authoritv
HFAContact (Ms.) Bruce Bokony, Multi-Family Housing Programs Manager
bbokony@adfa.state.ar.us
501/682.5927
QAP 2005
Arkansas' 2005 QAP awards 13 points for 100% special needs-targeted units, 8 points for 50%
targeted units and 4 points for 10% targeted units. An additional 5 points are awarded if supportive
services are provided by a local organization other than the developer. Priority is given to
developments with 5% of units for households earning less than 30% AMI. Extra points are
offered for 'amenities employing universal design concepts.'
California
QAPLink California Tax Credit Allocation Committee
HFAContact Jeanne Peterson, Executive Director
916/654.6340
Services Contact California Health & Human Services Agency and California Department of
Housing & Community Development
QAP 2005
California currendy offers 1) progressively higher pts for targeting units to <30% AMI and 2) 2% of
federal credits in a special needs set-aside.
Colorado
QAPLink Colorado Housin~ and Finance Authoritv
HFAContact Paula Harrison, Tax Credit Officer
paulah@colohfa.org
303/297.7316
QAP 2005
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Colorado offers 8 points for a 33% special needs set-aside for homeless tenants or tenants with
disabilities, with an agreement with a services provider and referral source in place. Up to 15
additional points (for up to 30% of units targeted to 30% AMI) will be awarded for developments
that target very, very low-income residents. This targeting is available only to Colorado-based
nonprofit entities that are developing housing for the homeless, but the entity developing housing
for the homeless must have at least five (5) years experience in the development and management of
housing for the homeless. In terms of income targeting, Colorado offers 5 pts for 10% of units, 10
pts for 20% of units, or 15 pts for 30% of units at 30% AMI.
Connecticut
QAPLink Connecticut Housinsr Finance Authoritv
HFAContact Michael Ward, Tax Credit Program Administrator
michael.ward@chfa.org
860/571.4216
Services Contact Connecticut Supportive Housing Pilots Initiative contacts: Corporation for
Supportive Housing (Betsy Crum) and Department of Mental Health and
Addiction Services (DMHAS)
QAP 2005
Connecticut has a State Pilots Initiative program in partnership with Corporation for Supportive
Housing and Dept of MH and Addiction Services. Extra points are offered for housing specifically
targeted to, and the number of units set-aside for persons with disabilities are, in excess of the set-
aside required for projects receiving State financing. There is also progressively higher pts for
targeting units to <25% AMI, and applications for developments in which 50% of units are
committed to be occupied by households below 25% AMI receive the highest priority. Finally, 5
points are available if the applicant gives priority to households that are on waiting lists for public or
assisted housing, the recipients of HUD vouchers or State RAP Certificates, or are the recipients of
housing assistance and support services funded through the State of Connecticut Supportive
Housing PILOTS Initiative or a successor/associated State funded supportive housing program.
Delaware
QAPLink Delaware State H ousinu Authoritv
HFAContact Jim Boyle, Housing Finance Administrator
(302) 577-5001
QAP 2005
Delaware awards 5 points for developments that provide 100% of tax credit units for persons with
special needs, defined as persons with HIV/ AIDS, homeless, mentally ill, physical disabilities and
migrant or seasonal farm workers. Persons with substance abuse disorders are notably excluded
from the definition of special needs. In addition, developments that target 10-30% of units to
families in poverty (HUD definition) receive 1-5 points.
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District of Columbia
QAPLink DC Dent of HousinQ" & Communitv Develonment
HFAContact Ronald Thomas, LIHTC Specialist
Ronald.L.Thomas@dc.gov
202.442.7280
QAP 2003 draft
District of Columbia's 2003 Draft QAP does not provide guidance for points or targeting. I
requested a newer version via email. Response was "Please contact Mr. Ronald L. Thomas,
DHCD's LIHTC Specialist, at 202.442.7280, for information on tax credit allocations." I emailed a
request for the QAP in October. I followed up with a phone call on 11/28/04 and they said they'd
mail it.
Florida
QAPLink Florida HousinQ" Finance Cornoration
HFAContact Chris Buswell, Housing Credit Administrator
chris.buswell@£loridahousing.org
850/488.4197
Services Contact SAIL Homeless or Elderly Special Set-Aside Program contact:
Vicki Robinson, SAIL Administrator
850/488.4197
vicki.robinson@£loridahousing.org
The telephone number for the State Office on Homelessness is 850/922.4691.
QAP 2003
Florida targets housing to homeless households, but requires that 80% of the units in a development
be used for them. Developments meeting these requirements may apply for the SAIL Homeless
Special Set-Aside. Also targeted are developments designed for the elderly and for
Farmworker/Commercial Fishing worker families. For income targeting, the percentage of units
required to get 5 points for targeting to less than 35% or 30% AMI, vary widely according to the
location of the development. The state has been divided into 5 areas, each with their own income
targeting needs.
Georgia
QAPLink Georo111 De nt of Communitv Affairs
HFAContact Fenice Taylor, Tax Credit Program Manager
ftaylor@dca.state.ga.us
404/679.4840
QAP 2005
Rental Assistance Graduated points offered for Project Based Assistance in Special Needs
or Subsidization housing (up to 12 pts for 80% of units). Two points will be awarded if the
Applicant certifies that it agrees to accept a Section 8 Project Based Voucher
37
contract for the designation of up to 10 units or 5% percent of the total units,
whichever is less, for occupancy by tenants with special needs who are
receiving supportive services through the Georgia Department of Human
Resources. Source is Georgia Department of Human Resources (under DCA).
In Georgia, Special Needs housing receives 24-26 points ifup to 30-50% of units are restricted to
Special Needs, and a certain number of services and amenities are offered. Non-amortizing Balloon
Loans are available for all Special Needs Projects, which serve the Homeless, Elderly Housing,
Housing for Older Persons, persons with disabilities (mental, physical, developmental), abused
spouses and their children, persons with alcohol or other drug addiction, persons living with
HIV/ AIDS and/or migrant farm workers. Georgia's Housing Trust Fund is specifically for people
who are homeless, so projects serving these households may apply for funding to help lower debt
service and rents.
Developments that serve households earning less than 30% AMI are awarded a maximum of up to
eight (8) points if 15% of units are targeted (2 pts for 3-5%, 4 pts for 6-9%, 6 points for 10-14%).
Projects are also awarded up to 6 points for optional accessibility components in 7% (rather than the
minimum 5%) of units, including roll in showers, front-loading washers and dryers and ensuring the
maximum length of travel from each first floor unit in every building to the closest parking space
designated as a "Handicapped" space does not exceed 200 feet. There is an additional, separate set-
aside for people with physical disabilities
Hawaii
QAPLink Housin~ & Community Develonment Cornoration of Hawaii
HFAContact Darren Ueki, Finance Manap;er
QAP 2004-2005
Hawaii's QAP awards 3 points to projects that set-aside at least 30% of all units for tenants with
special housing needs. The QAP says 'Persons with special housing needs may include the
physically and mentally disabled,' but goes on to define special needs more broadly. In addition, 5
points are awarded if 100% of the project affordable to households earning 40% or less of AMGI.
Idaho
QAPLink Idaho Housin~& Finance Association
HFAContact Robert Reed, VP for Real Estate Lending
bobr@ihfa.org
208/331.4889
QAP 2005
Developments designed for special needs populations receive 15 points if 25% of the rent
restricted units are designed solely to provide independent living opportunities for persons with
mental, physical or developmental disabilities, provided there is a Supportive Services Plan, with an
established organization to provide services for such persons. Idaho also offers 20 points for: 1)
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Developments with 50 or less units where at least 5% of the restricted units are at 30% AMI rent
levels or 2) Developments with 51 or more units where at least 10% of the restricted units are at
30% AMI.
Illinois
QAPLink Illinois Housinp' Develonment Authoritv
HFAContact Charlotte Flickinger, Tax Credit Director
CFlickin@IHDA.org
(312) 836-5240
Services Contact Arturo Garcia, Office of Civil Rights, US Department of Health and Human
Services Region V
233 N. Michigan Avenue, Suite 240, Chicago, IL 60601
312/886.5287
QAP 2005
Rental Assistance Ifapproved by the Illinois General Assembly in January 2005, a $10 real
or Subsidization estate transfer surcharge will help fund the Rental Housing Support Program
at Illinois Housing Development Authority, which will create a state-funded
rental assistance program which will make rent affordable to families at 30%
AMI of below. Grants will be made to local agencies throughout Illinois to
create local rental assistance programs. Recipients of the grants will provide
subsidies direcdy to landlords, who in turn will charge affordable rents to low-
income tenants.
Illinois has a Special Needs Set-Aside of up to $2,000,000 for projects that reserve at least 50% of
the total units for Special Needs tenants. A minimum of 40% of the units in the Project must serve
the Special Needs population identified in the Application, and there must be commitment letters
evidencing sufficient funding to pay for services. In addition, the Illinois QAP offers 2 points if 5-
10% of the units in a development are occupied by households with incomes at or below 30% AMI.
Illinois - Chicago
QAPLink Chicauo Dent of Housinu
HFAContact Tracy Sanchez, Senior Program Director
tsanchez(@citvofchicap'o.orQ'
QAP 2001
Rental Assistance Special needs projects are often combined with project based Section 8
or Subsidization (M:cKenny), HUD202 or 811 money, or ARC, which is a Chicago rental
subsidy program that lowers rents for tenants with incomes below 30% AMI.
ARC is funded through a $2 million DOH allocation of HOME funds that is
transferred specifically to the Chicago Low-Income Housing Trust Fund
annually. ARC funds are granted to developers either rehabbing buildings or
creating new construction, and the projects vary in size and unit mix. All of
the deals have some related DOH funding either tax credits, HOME, CDBG
funds.
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Chicago's QAP rates favorable a designation of housing units for special needs households including
single room occupants, large families, elderly, people with disabilities and very low income
households. Special needs housing varies from households with mental illness, homeless with
substance abuse problems, HIV positive households, women-headed households that have been
victims of domestic violence, 'grand families' (grandparents raising their grandchildren) or assisted
living facilities (Illinois provides operating subsidies). In addition, significant preference is be given
to City-approved SRO developers whose SRO projects have been selected to receive funding under
an SRO initiative joindy sponsored by the Department and the Illinois Housing Development
Authority.
Indiana
QAPLink Indiana HousinO' Finance Authoritv
HFAContact Melanie Reusze, Tax Credit Allocation Manager
melanier@ihfa.state.in.us
(317)232-7777
QAP 2005-2006
Indiana sets aside 10% of tax credits annually for projects that provide residential housing for
persons with a disability or who are homeless, with a signed agreement with a services provider.
Points are awarded based on one (1) point for each percentage set aside up to a maximum of 5
points. In addition, 5% of available annual tax credits are set aside for developments that restrict
30% or more of units for tenants whose incomes are at or below 30% AMI. Bonus points are given
for charging less than 30% AMI rent.
Iowa
QAPLink Iowa Finance Authoritv
HFAContact Tim Waddell, Tax Credit Manager
tim.waddel1@ifa.state.ia.us
(515) 242-4990
QAP 2005
Rental Assistance There is a low interest loan program called the Senior Living Trust which is
or Subsidization also for people with disabilities that some developers take advantage of.
Iowa sets aside 30% of the annual state ceiling for projects in which at least 60% of low-income
units are both rent restricted and occupied by individuals whose income is 40% or less of AMI, and
up to 40% of the low-income units are both rent restricted and occupied by individuals whose
income is 60% or less AMI. To qualify for this set-aside (1) 25 to 49% of the units must be set-aside
for people with disabilities within an integrated setting or a setting that promotes homeownership;
or (2) 50 to 100% of the units must be set-aside for people with disabilities within a single-purpose
setting.
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Kansas
QAPLink Kansas HousinQ' Resources Comoration
HFAContact Fred Bendey, Director of Rental Housing
fbendeY@kshousingcorp.org
(785) 296-3724
QAP 2005
Kansas' QAP offer 15 points if a development provides 100% of units targeted to tenants 55 years
and older and/or to tenants with special needs, and an additional 5 points if a development has at
least 1 unit reserved to provide temporary housing (Maximum of 2 years) for a transitional, homeless
family or elderly person. In addition, 25 points are awarded to projects that provide 20% of units to
tenants with incomes that don't exceed 40% AMI.
Kentucky
QAPLink Kentuckv Housing Comoration
HFAContact Susan Cottingham, Finance Officer
scottiAgham@k;yhousing.org
(502) 564-7630 x 424
QAP 2005-2006
Kentucky has an open window pool in which $3.25 million is utilized for special needs projects. An
applicant receives 20 points if the entire project is restricted for use by persons with a physical or
mental impairment that substantially limits one or more of the major life activities of the individual.
Tenants must have a record of such impairment and/or be regarded as having the impairment. This
includes population groups defined as special needs, such as chemically dependent individuals those
that are chronically homeless, severely mentally ill or mentally retarded or single parents (18 and
older) attending school with minor children.
Louisiana
QAPLink Louisiana Housino- Finance Ao-encv
HFAContact Michelle Christopher, Rental Housing Program Manager
mchristopher@lhfa.state.la.us
(225) 763-8700 ext. 203
QAP 2005
Louisiana awards points for developments serving homeless households, handicapped households,
single parent households, large family households or foster parent households in the following way:
100% of units=50 points, 50% of units=30 points, 25% of units=20 points. Note that special needs
disability language only covers 'handicapped' while other special needs populations listed do not
have disabilities. 10 points are awarded to SRO projects with evidence from a local governmental
unit or appropriate continuum of care district that the project satisfies a need for homeless shelter.
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In addition, income targeting points are awarded if 25% or more of project units serve households
whose incomes satisfy the following percentages of median income: less than 20%=25 pts, more
than 20% but less than 30%=20 pts, more than 30% but less than 40%=15 pts and more than 40%
but less than 45%=10 pts. Finally, 5-15 points are awarded if 7-15% or more units are accessible for
people with mobility impairments.
Maine
QAPLink Maine State Housing Authoritv
HFAContact Diane Townsend, Tax Credit Administrator
dtownsen~ehousing.org
207-626-4696
QAP 2004-2005
Rental Assistance Successful Applicants under the set-aside are eligible to receive, if MSHA
or Subsidization makes the resource available, project-based Section 8 rental subsidy through
MSHA for at least 25% of the total units in the Project. Project-based
assistance through MSHA is very limited and currendy unavailable. Maine's
agencies for mental health and developmental disabilities offer the Bridging
Rental Assistance Program (BRAP). Some individuals have Shelter + Care.
Others benefit from the local housing authority offering up project-based
vouchers.
$400,000 of the annual available credit in Maine is set aside for projects that provide SRO housing
or housing for the homeless. A project that gives preference in at least 20% of the units to persons
who are homeless or displaced, persons with mental or developmental disabilities, or other persons
with special needs will receive 3 points. A standard (non SRO set-aside) family project meeting the
20% preference usually targets developmentally disabled or victims of domestic violence. There
would be a community space or office where someone from a local agency that provides services to
people with developmental disabilities or victims of domestic violence would be available to work
with the individual(s) or family.
Maryland
QAPLink M~rvhndDeoartment of Housing & Communitv Develooment
HFAContact Jonathan Hea, Tax Credit Coordinator
410-514-7450
QAP 2005 Draft
Maryland's QAP offers a maximum of 5 points for projects that offer at least 10% of units for
tenants with disabilities, particularly those living on Supplemental Security Income (SSI). Units must
be held until the stated percentage is achieved, but no longer than 30 days beyond 80% occupancy.
Applicants are instructed to contact the Centers for Independent Living (CIL) or other appropriate
service agencies for a list of individuals with disabilities seeking affordable rental housing.
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Massachusetts
QAPLink Massachusetts Dent of HousinO' & Communitv Develonment
HFAContact Mark Seigenthaler, Program Manager
617/573.1300
QAP 2005
Massachusetts requires sponsors of 2004 tax credit applications to reserve 10% of units in their
projects for persons or families earning less than 30% AMI (this is worth 6 points). In addition,
Massachusetts awards 6 points to projects with 100% of units for individuals or households with
special needs, and 3 points to projects with 50% of units to serve those with special needs. 'Ibis
category includes but is not limited to the frail elderly to be served in assisted living projects, tenants
with developmental disabilities, formerly homeless households making the transition to permanent
housing and individuals with children.
Michigan
QAPLink Michio-ao State HousinO' Develonment Authoritv
HFAContact Ted Rozeboom, Director ofLegal Affairs
(517) 373-8370
QAP 2005-2006
Michigan awards 10 points to experienced nonprofit organizations that agree to commit from 10%
to 25% of a development's units to serving persons with special needs who receive substantial
support services. In addition, there are graduated points available for targeting residents who earn
less than 20% AMI.
Minnesota
QAPLink Minnesota HousinO' Finance Ao-encv
HFAContact Susan Haugen, Housing Program Specialist
651-296-7608
QAP 2005
Rental Assistance Requires a plan for long-term rental assistance in housing that serves 'long-
or Subsidization term homeless.'
Minnesota offers a 25% set-aside with preference and extra points for housing that serves 'long-term
homeless,' requiring a letter of support from a Continuum of Care, a services plan with a services
provider and a plan for long-term rental assistance. In addition, Minnesota requires the 'long-term
homeless' tenant to sign a services agreement.
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Mississippi
QAPLink Mississinni Home Comoration
HFAContact Quandra Swayze, VP of Tax Credits
(601) 718-4635
QAP 2005
Mississippi's 2005 QAP contains no language about population or extremely low income targeting.
Missouri
QAPLink Missouri HousinQ" Develonment Commission
HFAContact Gary Meyer, Tax Credit Administrator
816-759-6668
QAP 2005
Minnesota's 2005 QAP contains no language about population or extremely low income targeting.
Montana
QAPLink Montana Dent of Commerce - Board of Housinp'
HFAContact Matthew Rude, Multi-Family Program Manager
mrude@state.mt.us
406/841.2845 press 0 and ask for Gerald Watne instead (Matt's on vacation
until 12/17)
QAP 2005
Montana awards 1 point for each 10% of units targeted to individuals with children, large families,
elderly, mentally or developmentally disabled, or providing handicapped units exceeding minimum
fair housing requirements. The special needs category in Montana is disability-specific, but
hasn't been challenged. Gerald Watne of Montana's Board of Housing stated that substance abuse
is not considered a disability in Montana, and dual disabilities are allowed.
In addition, up to 2 points are available if development characteristics correspond to needs shown
by public housing or other Housing Provider or Special Needs waiting list tenants and up to 6 points
are awarded if there is a written commitment to give priority to households on waiting lists for
public housing or waiting lists for other Housing Providers or Special Needs groups. Finally,
Montana's 2005 QAP provides 2 points if at least 20% of units are targeted to 40% AMI or below.
This is the first time the Board of Housing has included points for 40% AMI targeting.
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Nebraska
QAPLink Nebraska Investment Finance Authoritv
HFAContact Mike Fallesen, Manager ofLIHTC & Development Bonds
mike.fallesen@nifa.org
(402) 434-3919
QAP 2005
Nebraska sets aside up to $1,000,000 of its LIHTC cap to be allocated pursuant to the CRANE
Program. Developments eligible to apply for LIHTC through the CRANE PROGRAM provide
substantial benefit in one or more of the following areas:
• Quality of life improvements such as community facilities, needed social services or public
infrastructure;
• Job/wage creation and or enhancement;
• Housing for people living in, near or benefiting from a proposed economic development;
• Special Needs Housing (housing for adults with serious mental illness or physical disabilities
shall have a priority);
• Native American Housing;
• Historical Preservation;
• Other unique and difficult development types as defined by the Executive Director.
Nevada
QAPLink Nevada Housinp" Division
HFAContact Art Thurner, Chief of Federal Programs
cctaxcr@nvhousing.state.nv.us
(775) 687-4258 x 224
QAP 2005
Rental Assistance So far, two of the Special Needs projects have used either City HOME dollars
or Subsidization or County HOME dollars to keep the rents down.
Nevada awards a maximum of 20 Preference Points for Special Needs Projects, ranked based on
the experience of the Project Sponsor/general partner in developing special needs housing and/or
delivering the services relating to the special need. Project Sponsors of special needs projects must
demonstrate a minimum of3 years of experience providing a service or assistance to persons with
special needs. Applications are ranked based on the following factors: (1) The number of months of
experience will be weighted by 70% and (2) The number of housing units developed will be
weighted by 30%. Art Thurner ofNHD stated that in the 2006 QAP, even more points will be
available for Special Needs projects.
To be considered for this category, at least 30% of the units must serve one or more of the
following populations: persons with physical or developmental disabilities, persons with mental
illness, persons and families who are homeless, victims of domestic violence, persons with
HIV/ AIDS, persons released from incarceration, persons with drug, substance and/or alcohol
abuse behavior, frail elderly requiring assisted housing with 24-hour care or persons with
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Alzheimer's/ Dementia. A maximum of 10 preference points are awarded based on the number of
supportive services provided to tenants.
In addition, a maximum of 10 preference points are awarded based on the overall rent targeting in
the project. A project's overall rent level is determined by multiplying the percentage of the total
units within each rent level(s) by the rent level in percentages. Example: if 25% of units are at 30%
AMI, 25% are at 60% AMI and 50% are at 50% AMI, the rent level would be .475, which translates
to 2 points. Only when 100% of the units are targeted does the project get the full 10 points.
Finally, Nevada requires that appropriate representatives of the project development team attend a
training on accessible design standards provided by the Fair Housing Accessibility First Group.
New Hampshire
QAPLink New Hamnshire Housinlr Finance Authoritv
HFAContact Mark Koppelkam, LIHTC Program Manager
mkoppelkam@nhhfa.org
(603) 472.8623
QAP 2005
Rental An applicant can score points in either of two ways: 1) projects which have a
Assistance or new rental assistance subsidy for at least 90% of the units, for at least 15 years.
Subsidy & Authority project based Section 8 units are not eligible (10 points) or 2)
Source projects which have a significant rental assistance subsidy for 25% of the units,
for a minimum of 5 years. Authority or local PHA project based Section 8
units are eligible (7 points).
New Hampshire's QAP offers 12 points for single room occupancy (SRO) units for the homeless,
homeless shelters, transitional housing, etc. if the project has a design and service package that
addresses the needs of the homeless or transitional clientele.
New Jersey
QAPLink New Tersev Housinlr & MotmaQ"e Finance AQ"encv
HFAContact Kevin Cavanaugh
(609) 278-7463
Services Contact Department of Human Services, Division of Developmental Disabilities
("Division")
QAP 2005
Rental Assistance A developer fee of up to 20 percent is allowed for housing for special
or Subsidization needs populations. Projects serving the developmentally disabled
populations are eligible for Special Needs Cycle credits beyond the set-aside.
The increased developer fee for SN housing is used as profit, because the
deals are not otherwise profitable. Kevin Cavanaugh at NJHMFA believes
there's an allowable increase in the tax code for small deals or SN deals.
In addition, the Developmental Disabilities Tax Credit Gap and Bridge
Loan Pro21'am allows any DD project that applies for tax credits to apply
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and provides a bridge until they get syndication proceeds, or in case of cost
increases that occur after they win tax credits. Eligible projects include those
reviewed and approved through HMFA's special needs set-aside LIHTC cycle.
It's specific to DD because the money came from Dept of DD through a
bond. For more information, please contact Yirgu Wolde at 609-278-7521.
In New Jersey, projects in which at least 25% of the tax credit units are rented to a special needs
client population and at least three appropriate services are provided may apply to the Special Needs
Cycle, in which there is $1,200,000 available. The first reservation of credits from the Special Needs
Cycle will be given to the highest-ranking eligible project providing housing for the
developmentally disabled. Examples of targeted special needs populations are: Persons with
AIDS/HIV-related illness; Homeless; Mentally ill; Frail elderly; Alcohol/substance abusers; Persons
with physical disabilities; Mentally retarded/developmentally disabled; Pregnant/parenting teens;
Participants of the Work First Temporary Assistance to Needy Families Program; Participants of the
Work First General Assistance Program; and Victims of domestic violence.
Projects serving the developmentally disabled populations are eligible for Special Needs Cycle
credits beyond the set-aside. The Special Needs Cycle also includes the following point categories:
1. One-half of a point per year of guaranteed funding from any program under the HUD McKinney
Act or project based rental assistance for at least 25% of the project up to a maximum of 5 points.
2. 1 point for each year of experience its social service provider has in providing social services to
the special needs population stated in the application. No points shall be awarded if the special
needs provider has less than 3 years of experience. Maximum 6 points.
3. 1 point for each special needs housing project that the applicant and/or social service provider
has successfully developed or managed; maximum number of points available for this category is 6.
4. At least 3 services for the targeted special needs population must be provided, but NJ awards 2
points per additional service up to a maximum of 3 additional services.
5. Applications in which the social service provider has greater than a 50% interest in the general
partnership or voting membership in a limited liability company earn an additional 6 points.
6. Applications demonstrating provision of appropriate services at no charge to the tenants earn 1
point for each free service up to a maximum of 3 points.
7. Applications submitted by a qualified nonprofit organization are awarded 5 points.
Bruce Blumenthal, Community Development Ombudsman, shared that DHS was recipient of a
bond in 1994, which provided proceeds for building housing (only capital costs). DHS divided it
among various programs (DD, MH, Div for Blind, YFS, e.g.) and they granted the bonds to NJ
Housing and Mortgage Finance Agency, stipulating which program it could be used for. Only DD
chose to work with tax credit-related programs, while others chose transitional or supportive
housing programs, for example. NJ Finance Agency also has an interesting partnership with Dept
of Correction and Division of Community Affairs-they provide operating, RA and services
funding for projects that serve parolees, and NJ Finance Agency set aside $1 million for capital
costs. Division of Community Affairs also administers a Rental Assistance Program that they've
recently increased-this is in addition to Section 8.
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New Mexico
QAPLink New Mexico MortmlQ'e Finance Authoritv
HFAContact Linda Bridge, Senior Development Program Manager
lbridge@housingnm.org
(505) 767-2262
QAP 2005
New Mexico's 2005 draft QAP offers 15 points for projects in which at least 25% of all units are
reserved for special needs households, which includes homeless people and/or people with physical
or developmental disabilities or chronic mental illnesses as defined in HUD's Handbook as well as
households qualifying for "Farm, Worker Housing" as defined by USDA for purposes of its Section
514 program.
New York
QAPLink NY State Division Of Housino- & Communitv Renewal
HFAContact Joan Hoover, Deputy Commissioner, Community Development
518-486-5012
QAP Not noted
New York awards 5 points if the project serves a population that has been identified as a priority
within the community and 5 points if the project will give preference in tenant selection to special
populations for at least 15% of the units and the special population given a preference will be
served by supportive services. In addition, deep rent skewing is used in affluent areas where very
high rents can be charged in part of the project to "subsidize" very low-income tenants in the rest of
the project. Under a deep rent skewing scenario, only 15% of the units must be set aside for tenants
at or below 40% AMI, allowing the income of a LIHTC tenant to increase up to 70% above the
maximum level, without disqualifying the unit for LIHTC. The average rent for market rate tenants
must be at least 200% of the rent for a similar size low-income unit.
New York City
QAPLink Deoartment of HousinQ' Preservation & Develooment
HFAContact Wendy Reitmeier, Director ofTax Credits
(212) 863-6583
Services Contact NYC Department of Human Resources (lIRA) & NYC Department of
HomelessServicesODHS)
QAP 2004
Rental Assistance The Homeless Rental Production Program administered by Housing
or Subsidization Preservation and Development, Office of Development, Division of Special
Needs Housing mirrors the 421-a certificate program with the exception that
equity generated from the sale of certificates is replaced with a subsidy to the
developer up to $50,000/unit. The subsidy is a combination of HPD funds
and funds available throUJ:?;h the 100% Lite allocation. The subsidy is to be
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combined with 4% tax credits and tax-exempt bond financing for new
multifamily buildings; 30% of the units are to be set-aside for homeless
families.
New York City offers up to 20 points for any of the following categories:
• Projects with at least 10% or more than 50% of residential rental units for permanent housing
for homeless.
• Projects with at least 20% of units for tenants with incomes equal to or less than 40% AMI, or
where rents on at least 20% of units are set at or below HRA "shelter rent" levels (rent levels
allowable for welfare recipients, based on family size and determined by NYC).
• Projects which set aside 35% or more of units for Special Needs groups, including homeless
persons and families, persons who are mentally ill or disabled, persons with AIDS, substance
abusers, and survivors of domestic violence and their families.
• Sponsors of Special Needs housing which have previous experience in this type of housing or
service delivery.
Applications must show evidence of adequate provision of support services for the intended
population by including a letter of interest from a social service agency, stating that the agency has
reviewed the project and determined that the applicant will be eligible for operating subsidies
and/or supportive housing services through the agency.
North Carolina
QAPLink North Ca.rolina Housino- Finance Aoencv
HFAContact Mark Shelburne, Counsel & Policy Advisor
mshelburne@nchfa.com
(919) 877-5645
Services Contact Julia Bick, Housing Coordinator, NC DHHS
Julia.Bick@ncmail.net
919-733-4534
QAP 2005
In North Carolina, all projects are required to target the greater of 5 units or 10% of the total units
to persons with disabilities or homeless populations. Project owners must demonstrate a
partnership with a local lead agency and submit a Targeting Plan for review and certification by the
N.C. Department of Health and Human Services (DHHS). Applicants must agree not to require
total income beyond that which is reasonably available to persons with disabilities currendy receiving
SSI and SSD benefits. In addition,S points are awarded if 5% of units are fully accessible to those
with mobility impairments.
Income targeting points are awarded based on location of the development. Projects in high-
income counties receive 10 points if 25% units are affordable to incomes at or below 30% AMI, or 5
points for 50% of units at or below 40% AMI. If the project is in a moderate-income county: 15
points for 25% of units at or below 40% AMI, or 10 points for 50% of units at or below 50% AMI.
If the project is in a low-income county: 15 points for 40% of units at or below 50% AMI.
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North Dakota
QAPLink North Dakota HousinQ" Finance AQ"encv
HFAContact Jolene Kline, Housing Credit Coordinator
jIdine@ndhfa.org
(701) 328-8080
QAP 2005
North Dakota awards 3, 6 or 9 points to properties in which 5, 10 or 15% of units are set aside for
persons with special needs, including mental illness, mental retardation, drug dependency,
developmental disabilities, physically hatrdicapped or homeless. Applicants who receive points
under this category receive 1 additional point for each physically accessible unit that is a two
bedroom unit or larger, up to a maximum of 3 points. In addition, for targeting to 30% AMI: 10
points for 1-4% of units, 15 points for 5-8% of units, 20 points for 9-100% of units.
Ohio
QAPLink Ohio HousinQ" Finance AQ"encv
HFAContact Kevin Clark, Housing Credit Coordinator
kclark@odod.state.oh.us
(614) 466-7970
QAP 2005
Ohio awards 5 points to projects that target either persons with a developmental disability
(MR/DD) or persons with severe and persistent mental illness (SMI). There is a 20% maximum
unit set aside and the exact percentage must be established in collaboration with the local MR/DD
agency or ADAMHS or Mental Health Board (owners must initially offer 20% of the units to be set-
aside). The agency must specify reasons for a lower set-aside in writing. The final set-aside must be
equal to or greater than 5% of the total units. In addition, 5 points are given if 5-10% of units are
reserved for households earning less than 35% AMI, and 5 points are awarded if at least 10% of
units are designed for persons with mobility disabilities.
Oklahoma
QAPLink Oklahoma HousinQ' Finance AQ'encv \
HFAContact Darcy Green, Housing Development Program Manager
Darcy.Green@ohfa.org
(405) 848-1144
QAP 2005
A copy of Oklahoma's QAP, not found online, was requested via email and subsequendy via
voicemail on 11/28/04. OHFA's website does offer a 2005 Selection Review Sheet, which indicates
that 5 points are offered to developments targeting at least 5% of units to people with special needs
with rents set at 50% or less of the allowable tax credit rent, and 10 points are offered if 100% of
units are so targeted.
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Oregon
QAPLink Ores:ron Housins:r & Communitv Services
HFAContact Karen Clearwater, LIHTC Program Representative
Karen.Clearwater@hcs.state.or.us
(503) 986-0968
QAP 2005-2006
Oregon has a 25% Preservation Set-Aside for existing PHA properties only, which requires 25% of
the project to have project-based rental assistance, and includes transitional housing for populations
who are chronically homeless.
Pennsylvania
QAPLink Pennsylvania Housins:r Finance As:rencv
HFAContact Eileen Staudt, Tax Credit Program Manager
717.780.3919
QAP 2005
Rental Assistance Developers may request a developer's fee in excess of the maximum
or Subsidy & allowable amount (up to but not exceeding an additional 5% of the
Source replacement cost of the development less all costs of acquisition) if the
developer commits to provide to the development an amount equal to the
equity raised from the additional development fee of 5% for the provision of
an internal rent subsidy for all units set aside to provide affordable
accessible housing to persons with disabilities. Eileen Staudt at PHFA stated
that this is the first year PA has done this, so they have no idea what the
outcomes will be.
Pennsylvania's 2005 QAP offers 15 points if at least 10% of the units are set aside for residents
with identified special needs. The special needs set aside must provide for rental subsidies for at
least a 5-year period, with a financially viable plan for continued affordability. A unit would be
considered affordable in this instance if the housing expense to the resident is maintained at a level
affordable to a person with income at or below 20% AMI. In addition, Pennsylvania awards 10-
20 points for accessible units beyond the required number.
Puerto Rico
QAPLink Puerto Rico Housins:r Finance Authoritv
HFAContact Enid Rivera-Sanchez, Deputy Executive Director
(787) 765-7577 x 2234
QAP Not available online
An email was sent requesting copy of the QAP to the general email address
gdbcomm@bgf.gobiemo.pr, followed up by requesting a copy from Enid Rivera-Sanchez over the
phone on 11/28/04.
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Rhode Island
QAPLink Rhode Island HousinQ" & MotmaQ"e Finance Comoration
HFAContact Dorothy Boisseau, Tax Credit Administrator
dboisseau@rihousing.com
401/457-1233
QAP 2005
Rental Assistance The Thresholds Program administered by RIH provides state bond funding
or Subsidization and technical assistance to create supported housing for clients of the mental
health system who are able to live independendy. To promote the integration
of consumers of mental health services into the community, the Thresholds
Program avoids over concentration in anyone building. Thus the majority of
Thresholds funds are used to make one or more of a development's units
available to supported housing candidates. Under the Thresholds Program,
the total development cost per unit, adjusted for size, is available in the form
of loans or grants to cover capital costs of producing Threshold units. Rents
must be set at levels affordable to someone at an SSI income level. All
applicants for funds are encouraged to include Thresholds units within their
developments. For more information, contact RIH at 457-1175 or
ddwyer@rihousing.com.
The Permanent Supportive Housing Program provides capital funds as
well as operating subsidies to produce rental units for very low-income
individuals and families who have a determination of a disability and who are
homeless or at risk of being homeless. Contact the RIH Resources
Commission at 450-1357 for more information.
Supportive Housing funds may be used to partially support development
and operation of transitional housing, permanent supportive housing for the
disabled, and supportive services for homeless persons. Funds may be used to
create homeless-only projects or support units for eligible persons within
larger rental housing projects.
Rhode Island gives priority to projects that are demonstrated to be responsive to housing needs in a
particular community including tenant populations with special needs and tenant populations of
individuals with children. In addition, priority is given to projects that provide housing for
populations with incomes below 45% AMGI.
South Carolina
QAPLink South Carolina State HousinQ" Finance & Develonment Authoritv
HFAContact Hank Moore, Director of Due Diligence
Hank.Moore@sha.state.sc.us
(803) 734- 2146
QAP 2005
South Carolina gives preference to developments designating rental housing for special need tenant
populations, which propose one of the following: 1) at least 80% of the units are designed,
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equipped and occupied by older person(s) 55 years of age or older with the remaining 20% of
units designed, equipped, and occupied by special needs populations or 2) at least 10% of the total
number of units or 5 units, whichever is greater, must be designed, constructed, and equipped to be
fully accessible for persons with a mobility or sensory impairment, a developmental disability, or a
severe, persistent illness. In addition, projects that target 100% of units to seniors, people with
disabilities or with special needs are also eligible for trust fund award loans of up to $500,000 at 1%
interest with 30-year amortization.
South Dakota
QAPLink South Dakota HousinQ' Develooment Authoritv
HFAContact Lorraine Polak, Housing Development Officer
lorraine@sdhda.org
605/773-3108
Services Contact Department of Human Services (DHS)
QAP 2004-2005
In South Dakota, proposals providing verifiable services to the tenants or special accommodations
for any special needs tenant population receives up to 20 points depending upon the extent of the
services and the percentage of households benefiting from the services. Special needs includes
homeless, physically disabled, chronically mentally ill, developmentally disabled, frail elderly and
families with children. All housing designed specifically for people with disabilities must receive
prior approval from Department of Human Services (DHS). A proposal which elects to set aside a
minimum of 10% of the total tax credit units for households under 40% AMI receives 40 points.
Tennessee
QAPLink Tennessee HousinQ' Develooment AQ'encv
HFAContact Ed Yandell, Director of Multi-Family & Special Programs
Ed.Yandell@state.tn.us
(615) 741-9666
QAP 2005
Tennessee awards a maximum of 15 points for developments with the following, which can be
included in combination:
1) 1 unit or 5% of units, whichever is greater, fully equipped for persons with disabilities (10 points)
2) 8% or more units designed and built for large families (3-5 points)
3) 50% or more of the units designed and built for single room occupancy (5 points)
4) 100% of the units designed, built and occupied by the elderly (5 points).
Developments restricting at least 25% of units to maximum rents no greater than a percentage of
the lesser of (a) the maximum allowable LIHTC net rents or (b) the maximum attainable net rents
specified in the market study. Percentage Points: 90%=1 point, 80%=3 points, 70%=5 points
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Texas
QAPLink Texas Dent of HsO" & Communitv Affairs
HFAContact Brooke Boston, Director of Multi-Family Production Division
brooke.boston@tdhca.state.tx.us
(512) 475-3340
QAP 2005
Texas awards 4 points for projects serving tenant populations with Special Housing Needs,
including those who are homeless or who have physical, mental, emotional or developmental
disabilities. Brooke Boston of'IDHCA stated that the targeted population is homeless/transitional.
Up to 8 points are awarded for coordinating tenant services with services provided through state
workforce development and welfare programs and certifying that the development will provide a
combination of special supportive services appropriate for the proposed tenants. In addition, 18-22
points are awarded if 5-10% if units are set aside for incomes less that 30% AMI.
Utah
QAPLink Utah HousinO" Cornoration
HFAContact Robin Kemker, Director of LIHTCs
rkemker@uhc.utah.gov
801-521-6950
QAP 2005
Utah awards points for units targeted to people with physical disabilities, mental illness,
developmental disabilities or 'at or near homeless' (less than 40% AMI). 2 points per unit are
awarded for up to a maximum of 5 units that are ADA compliant for wheelchair use, 2 points per
unit are awarded for up to a maximum of 5 units for persons with mental illness or developmental
disabilities who are participating in formal case management with a licensed service provider, 10
points are awarded if 80% or more of units are reserved for older Americans, and 2 points per unit
are awarded for up to a maximum of 5 units that are targeted to people who are homeless or near-
homeless, defined as having incomes less than 40% AMI.
Vennont
QAPLink Vermont HousinO" Finance AO"encv
HFAContact Joe Erdelyi, Senior Development Officer
jerdelyi@vhfa.org
(802) 652-3432
Services Contact Vermont Agencv of Human Services (AHS)
QAP 2004-2005
Vermont awards any project that incorporates a majority of special needs populations and provides
service-enriched housing for households or individuals who cannot live independently without
supportive services. Such populations include, but are not limited to persons in need of transitional
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housing to avoid or alleviate homelessness; youth at-risk; frail elders or persons with physical and/or
mental disabilities; or other populations where a combination of housing and supportive services
will enhance the quality of life for both residents and the community at large.
Projects are considered special needs housing only if the project meets one or more of the following
criteria: 1) Licensed Residential Care Homes, 2) Licensed assisted living residences, 3) Unlicensed
combinations of affordable housing and affordable services that the Vermont Department of Aging
and Disabilities find will help residents to accomplish independent living and/or aging in place and
where services and housing are "affordable" (must have a plan to utilize applicable Medicaid State
Plan and Medicaid Waiver Program to the extent possible and in a manner that such waivers
enhance overall project financial status), or 4) Projects selected as a demonstration site in
Vermonters Coming Home, an initiative sponsored by the Robert Wood Johnson Foundation, the
Vermont Department of Aging and Disabilities, the Vermont Housing Finance Agency, and the
Office of Vermont Health Access.
Housing affordable to households earning less than or equal to 30% AMGI or housing that targets
clients of agencies that serve the homeless is a 2nd Tier Priority.
Virginia
QAPLink VirRinia HousinQ' Develonment Authorltv
HFAContact James Chandler, Director ofLIHTC Programs
James.chandler@vhda.com
(804) 782-1986
QAP 2005
Virginia sets aside a 3% non-competitive pool for housing for people with disabilities. In addition,
points are awarded for: 1) any non-elderly development in which the greater of 5 units or 10% of the
units provide federal project-based rent subsidies or equivalent assistance in order to ensure
occupancy by extremely low-income persons (50 points) 2) any non-elderly development in which
the greater of 5 units or 10% of the units have rents within HUD's Housing Choice Voucher
payment standard (30 points) or 3) any non-elderly development in which 4% of the units conform
to HUD regulations interpreting the accessibility requirements of section 504 of the Rehabilitation
Act and are actively marketed to people with mobility impairments in accordance with a plan
submitted as part of the application for credits (15 points).
In addition, Virginia awards 1 point for each percentage point of such housing units in the proposed
development which are further restricted to rents at or below 30% of 40% of AMGI, up to an
additional 10 points. Up to 6 points are available for applications electing to serve elderly
and/or physically disabled tenants in which all cooking ranges have front controls, all units have
an emergency call system, all bathrooms have an independent or supplemental heat source and all
entrance doors to each unit have two eye viewers, one at 48" and the other at standard height.
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Washington
QAPLink Washinm:on State HousinO' Finance Commission
HFAContact Brian Childress, Development Analyst
206.254.5361
QAP 2005
Rental Assistance There is an the allowable increase in maximum per unit development costs
and Subsidization from 110% to 150% if at least 20% of units are targeted to half 'special needs,'
half large families. According to Brian Childress, developers can offset the
costs of the larger units or extra accessibility features by including up to 150%
of the maximum per unit costs in the eligible basis.
Washington gives weight to projects that, among other things, commit units to serving special needs
populations such as large households, the elderly, the homeless, the disabled and/or farm workers.
Providing 1) a minimum of either 10% or 20% of units for persons with disabilities earns 5 or 10
points, 2) a minimum of either 10% or 20% of units for transitional housing for homeless
households earns 5 or 10 points or 3) a minimum of either 10% or 20% of units for permanent
housing for homeless households earns 5 or 10 points.
An application scores up to 50 points for the Additional Low-Income Housing Commitment, if it
commits certain percentages of the total low-income housing units to income levels below the
minimum low-income housing commitment, such as 40% of the total low-income housing units for
households at or below 30% of the AMI and 40% of the total low-income housing units for
households at or below 50% AMI. Applications that claim Additional Low-Income Housing
Commitment categories that total greater than 50 points are awarded 0 points.
West Virginia
QAPLink West VirPinia Housinv Develonment Fund
HFAContact Michelle Wilshere, CPA, Manager of the LIHTC Program
michellewilshere@wvhdf.com
304)340-9964
QAP 2003-2004
West Virginia awards 25 points to properties that target 25% of units to one or a combination of
more than one of the following populations: homeless, displaced by natural disaster, elderly,
handicapped or disabled. Points are awarded to properties using set percentages of the total rental
units in the property to serve tenants with incomes at or below 40% AMGI, based on the following:
Points Awarded
10
20
30
40
50
The Property Applicant has Committed the Property to Serving
Tenants with Annual Incomes at or Below 40% of the AMGI
for 5% of the total residential rental units in the property
for 10% of the total residential rental units in the property
for 15% of the total residential rental units in the property
for 20% of the total residential rental units in the property
for 25% of the total residential rental units in the property
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Wisconsin
QAPLink Wisconsin Housing & Economic Develonment Authoritv
HFAContact Cheri Fuller-Olson
QAP 2005-2006
In Wisconsin, 20 points are awarded to developments with a minimum of 15% of the units set aside
for target populations, including elderly in need of services in a certified Residential Care Apartment
Complex (RCAC), homeless individuals or families, persons with AIDS, persons with alcohol and
substance abuse problems, persons with a developmental disability, persons with a permanent
physical and/or sensory disabilities that limit major life activities or persons with a severe and
persistent mental illness. A maximum of 45 points are awarded for providing units in two or more
of the lowest income categories (50%, 40% or ~O% AMI). An additional 20 points are awarded to
developments offering architectural features that increase accessibility.
Wyoming
QAPLink Wvomino Commllnitv Df'Vf'lonment Authoritv
HFAContact Gayle Brownlee, Multi-family Director
brownlee@wyomiAgcda.com
307-265-0603
QAP 2005
Wyoming awards up to 4 points for restricting unit occupancy to a special needs population,
including but not limited to homeless, chronically mentally ill, physically disabled, frail elderly,
developmentally disabled and long term transitional housing. In addition, projects whose market
study substantiates need for income levels at or below 40% AMI receive a pro rata share of 10
points for eligible low-income units where rent is restricted to 30% AMI.
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